
NOTICE OF MEETING 

A MEETING of the PLANNING & REGULATION PANEL will be held as a Hybrid 
Meeting in the COUNCIL CHAMBERS, OLD VIEWFORTH, STIRLING and by 
MICROSOFT TEAMS on TUESDAY 23 MAY 2023 at 
10.00 a.m. 

In accordance with Section 43 of the Local Government in Scotland Act 2003 the 
Chair has agreed that this meeting will be conducted in such a manner as to allow 
remote attendance by Elected Members. 

Please note that the meeting will be broadcast live at: 
https://stirling.public-i.tv/core/portal/home 

A recording of the meeting will also be made available following the meeting. 

JULIA MCAFEE 
Chief Officer – Governance  

Clerk to the Council 

16 May 2023 
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WEBCASTING RECORDING NOTICE 

 
Please note: this meeting may be filmed for live and subsequent broadcast via the 
Council’s internet site – at the start of the meeting the Provost/Convener/Chair will 
confirm if all or part of the meeting is being filmed.  
 
You should be aware that the Council is a Data Controller under the UK GDPR and 
Data Protection Act 2018. Data collected during this webcast will be retained in 
accordance with the Council’s retention schedule, including, but not limited to, for the 
purpose of keeping historical records and making those records available via the 
Council’s internet site.  
 
By entering the Council Chambers and using the press or public seating area, you 
acknowledge that you may be filmed and that any information pertaining to you 
contained in the video and oral recording of the meeting will be used for webcasting 
or training purposes and for the purpose of keeping historical records and making 
those records available to the public.  
 
The Council is required to make these meetings publically accessible and in doing so 
are processing your personal data, which is necessary for the performance of a task 
carried out in the public interest. 
 
If you have any queries about your data protection rights please contact the Data 
Protection team at dataprotection@stirling.gov.uk  

 
 
 

 
  



 



STIRLING COUNCIL 

MINUTES of MEETING of the PLANNING & REGULATION PANEL held as a Hybrid 
Meeting in the COUNCIL CHAMBERS, OLD VIEWFORTH, STIRLING and by MICROSOFT 
TEAMS on TUESDAY 2 MAY 2023 at 10.00 a.m. 

Present 

Councillor Neil BENNY (in the Chair) 

Councillor Douglas DODDS 
Councillor Bryan FLANNAGAN 

Councillor Danny GIBSON 
Councillor Gerry MCGARVEY 

In Attendance 

Charlie Haggerty, Legal Manager (Governance)  
Gary Ralston, Senior Media Officer (Communities & Performance) 
Karen Swan, Committee Officer (Governance) 
Siobhan Wilson, Lead Solicitor – Litigation & Licensing (Governance) 
David McDougall, Governance Officer (Governance) (Clerk) 

Live Broadcast and Recording started 

Prior to commencement of business, the Chair welcomed everyone to the meeting.  He 
advised on the procedures related to hybrid meetings and the protocols that both Members 
and Officers should adhere to throughout the meeting. 

It was advised that the meeting was being broadcast live via the Public-i portal on the Council’s 
website and that a recording of the meeting would also be made publicly available on the 
website following the meeting. 

The Chair asked the Clerk to carry out a roll call of all Members participating in the meeting. 

PL64 APOLOGIES AND SUBSTITUTIONS 

Apologies were submitted on behalf of Councillor Nunn and Preston. Councillor Bryan 
Flannagan was in attendance as substitute member for Councillor Nunn. 

PL65 DECLARATIONS OF INTEREST 

There were no declarations of interest. 

THIS ITEM RELATES 
TO ITEM 4 
ON THE AGENDA 
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PL66 URGENT BUSINESS BROUGHT FORWARD BY THE CHAIR 
 
There were no items of urgent business.  
 

 
PL67 MINUTES 
 

The Minutes of the Planning & Regulation Panel held on 28 February 2023 and             
21 March 2023 were submitted for approval. 
 
Decision 

The Planning & Regulation Panel approved the Minutes of the Meeting on 28 February 
2023 and 21 March 2023 as an accurate record of proceedings.  

 
 
PL68 STIRLING TAXI FARE REVIEW 2023: REQUEST FOR CONSULTATION 
 

The Chief Officer – Governance submitted a report that provided Members with the 
opportunity to review the findings of the Stirling Taxi Fare Review 2023 and then for 
the Planning & Regulation Panel to agree on the next steps to be taken in light of the 
prescribed statutory procedure.  The review of the scales for taxi fares and other 
charges was a matter that could not be dealt with by officers using delegated powers. 
 
The Panel had agreed to a new taxi fare scale and charges in 2022 but the decision 
was successfully appealed to the Office of the Traffic Commissioner.  As a 
consequence the Council was required to undertake a fresh review of the taxi fares.  
The Council instructed an independent traffic consultant, Licensed Vehicles Survey 
and Assessment (LSVA), to undertake the review on its behalf.  The review was 
undertaken in November 2022 and had now been reported back to the Council with its 
findings.  
 
In response to Members questions, the Lead Solicitor – Litigation & Licensing clarified 
the timescales of the consultation and when the new fares could be implemented, if 
approved.  
 
The Lead Solicitor – Litigation & Licensing also updated the Panel that the proposed 
Taxi Fares table within the Appendix 1 should be reflective of 86 yards within Tariff’s 1 
and 2, rather than 18th of a mile noted in Tariff 2.  
 
Decision 

The Planning & Regulation Panel agreed to: 

1. note the contents of the Stirling Taxi Fare Review 2023 and in particular the 
recommendations detailed in Section 4 of the Review; 

2. officers commencing a consultation with operators, or representatives of operators, 
of taxis in the area to ascertain their views on the proposals contained within the 
Review; and 

3. note that officers would report back to Panel with the outcome of the taxi trade 
consultation and make recommendations to Panel on implementing the findings of 
the Review. 

(Reference: Report by Chief Officer - Governance, dated 17 April 2023, submitted) 
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Council resolved that under Section 50A (4) of the Local Government (Scotland) 
Act 1973, the public be excluded from the Meeting for the following item of 
business on the grounds that it involved the disclosure of exempt information 
as defined in Paragraphs 14 of Part 1 of Schedule 7A of the Local Government 
(Scotland) Act 1973. 

 
 

Recording of the meeting was stopped. 
 

 
The Chair updated the meeting on the procedures related to Civic Hearing process 
and the protocols that all should adhere to through the next item.  

 
 
PL69 DETERMINATION OF A CIVIC LICENCE APPLICATION: TAXI DRIVER’S LICENCE 
 

A report by the Chief Officer- Governance was submitted that provided detail in relation 
to an application for a taxi driver’s licence for determination.  As there had been an 
objection to the application by Police Scotland the matter could not be dealt with by 
officers using delegated powers. 
 
The Lead Solicitor – Litigation & Licensing advised the Panel that the applicant had 
been given the opportunity to provide clarity on their application.  The applicant and 
the applicants’ representative accepted the opportunity to attend.  
 
In line with the Civic Licensing Hearing Procedures, the Chair invited Police Scotland 
the opportunity to provide clarity on the application.  
 
In response to a number of Members questions, Police Scotland responded with 
clarification and detail.  
 
In line with the Civic Licensing Hearing procedures, the Chair invited the applicant and 
the applicants’ representative the opportunity to provide clarity on the application.  
 
In response to a number of Members questions, the applicant and the applicants’ 
representative responded with clarification and details.  
 
Decision 
 
The Planning & Regulation Panel agreed to grant the licence. 
 
(Reference: Report by Chief Officer - Governance, dated 17 April 2023, submitted) 

 
 
 

The Chair declared the Meeting closed at 10.40am. 
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Stirling Council  Agenda Item No. 5 

Planning & Regulation Panel Date of 
Meeting:  23 May 2023 

Not Exempt 

Change Of Use From Agricultural Holding To Holiday Let Use 
With Erection Of 12no.  Holiday Let Cabins And All Associated 
Woodland  Landscaping, Parking And Roads Construction,  At 
Land And Buildings At Mains Of Buchlyvie, Mye Road, 
Buchlyvie - CWR Buchlyvie Ltd - 23/00119/FUL - Report To 
Consider Acceptability Of Development In This Location – 
HEARING 

 

Purpose  
Planning Application 23/00119/FUL cannot be determined under delegated powers, and 
requires to be determined by the Planning & Regulation Panel under the Scheme of 
Delegation. 

A competent request for a Hearing has been received. 

 

Recommendations  
Planning & Regulation Panel is asked to: 

1. approve planning application 23/00119/FUL subject to the conditions and reasons set 
out in Appendix 1. 

 

Resource Implications  
Not applicable. 

 

Legal & Risk Implications  
This application has generated a number of letters of objection, which under the Scheme of 
Delegation, requires the application to be determined at planning panel. 

This report forms the Report of Handling for the planning application in compliance with the 
Town and Country Planning (Development Management Procedure) (Scotland) Regulations 
2013. 

 

1. Background  
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1.1. Not applicable. 

2. Considerations 
The Site 

2.1 The application site is located on the south east corner of the Rachels Farm 
site, between the existing farm steadings buildings, (now being redeveloped 
under the previously approved planning application 22/00214/FUL) and the 
Cowden Knowes Knoll to the West.  The application site consists of 
agricultural land and the site extends to 1.94Ha.  Access to the site is taken 
from the A811, along Mye Road which is a public road.  

The Proposal 

2.2 Planning permission is sought for a change of use from agricultural holding to 
holiday let use with the erection of 12no. holiday let cabins and all associated 
woodland landscaping, parking and roads construction on land at Mains of 
Buchlyvie, Mye Road, Buchlyvie. 

2.3 The application site proposes 12 two bed single storey cabins with a shallow 
mono pitched roof.  Each cabin incorporates an area of decking with a 
veranda at the front of the cabin.  Each cabin will have its own hot tub located 
on the decking.  The proposed cabins are of a timber construction with cedral 
boarding and zinc cladding.  The cabins will incorporate a green roof with 
solar panels and an air source heat pump.  

2.4 The application site proposes semi mature specimen trees to be planted 
around each cabin. 

Previous History 

2.5 In 2008, full planning permission was granted ‘Conversion of steading 
building into dwelling house’ – planning permission reference 08/00436/DET. 

2.6 In January 2022, a planning application was submitted for the adjacent site 
for Change of use and alterations to 5No. farm steading buildings to form 
4No. holiday let accommodation units and 1No. multi-purpose unit, recladding 
of existing guest house, landscaping, car parking, site entrance alterations 
and refuse storage provisions.  This application was withdrawn following 
objection from the SEPA and the Council’s Flood Officer on the grounds of 
the site access (Mye Road) is within the flood zone.  A revised application, 
reference 22/00214/FUL, was submitted and granted permission in 
September 2022. 

Consultations 

Scottish Environment Protection Agency (East): 

2.7 No objection subject to conditions. 

Roads Development Control: 

2.8 No objection subject to conditions and Advisory Note. 

Scottish Water: 

2.9 No objection. 

Environmental Health: 

2.10 Advisory Note to be added. 

Waste Services:  
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2.11 No response. 

Bridge & Flood Maintenance: 

2.12 No objection. 

Representations 

2.13 49 representations have been received with 25 letters of support, 23 letters of 
objections and 1 neither objecting nor supporting the application. 

2.14 The material planning matters raised in all objections are summarised below: 

2.14.1 Road safety concerns arising from the development.  Including: 
Increase of traffic will overload Mye Road.  The Road safety Audit 
commissioned by the Design Team is biased, visibility and road 
safety is falsely represented, important information has been 
omitted, the stopping distance is not satisfactory and the visibility 
splays cannot be created or maintained.  The Traffic Survey was 
conducted in the winter/spring, which is not representative of busy 
summer months.  The Roads or Audit report do not take into 
account the amount of extra traffic generated by other business at 
the site. 

2.14.2 Response:  Please see Assessment section below.  With regards 
to the Road Safety Audit, the Transport Development Team have 
reviewed this and have raised no objection to the proposed 
development subject to conditions. 

2.14.3 Negative impact on ecology/biodiversity. 

2.14.4 Response:  Please see Assessment section below. 

2.14.5 Lack of active travel access to Buchlyvie. 

2.14.6 Response:  There is a Right of Way (catalogue no, ’CS89’) which 
originates within the planning application’s site, which runs west 
and links in to Core Path, ‘9078By/18’ towards Buchlyvie.  It is 
considered that the development provides active travel routes 
which is in compliance with the policies within Stirling LDP and 
NPF4. 

2.14.7 Noise pollution. 

2.14.8 Response:  Please see Assessment section below. 

2.14.9 Light pollution. 

2.14.10 Response:  Please see Assessment section below. 

2.14.11 Visually detrimental to rural residential and farming outlook. 

2.14.12 Response:  Please see Assessment section below. 

2.14.13 Scale of proposed development and future development. 

2.14.14 Response:  Please see Assessment section below. 

2.14.15 Concerns regarding waste store and collection. 

2.14.16 Response:  Please see Assessment section below. 

2.14.17 Concerns regarding the development being eco-friendly. 

2.14.18 Response:  Please see Assessment section below. 

2.14.19 Impact on local businesses. 
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2.14.20 Response:  Please see Assessment section below. 

2.14.21 Flooding & drainage concerns. 

2.14.22 Response:  Please see Assessment section below. 

2.14.23 Application fails to meet validation standard. 

2.14.24 Response:  The application and documents were reviewed at the 
time of submission and met the criteria required for the application 
to be validated. 

2.14.25 Concerns regarding economic benefits to local community. 

2.14.26 Response:  Please see Assessment section below. 

2.14.27 Visually prominent from A811 and Mye Road. 

2.14.28 Response:  Please see Assessment section below. 

2.14.29 Lack of compliance with LDP. 

2.14.30 Response:  Please see Assessment section below. 

2.14.31 Chalets proposed are not of a design, style or scale or use 
materials that will assist in integrating into the landscape. 

2.14.32 Response:  Please see Assessment section below. 

2.14.33 No provision for accessible parking. 

2.14.34 Response:  Please see Assessment section below. 

2.14.35 Lack of accessible and inclusive accommodation. 

2.14.36 Response:  The agent has a submitted a statement confirming that 
provision will be made for a disabled compliant cabin to meet the 
relevant statutory requirements.  A planning condition can be added 
to address this. 

Local Development Plan 

2.15 Section 25 of the Town and Country Planning (Scotland) Act 1997 (as 
amended) indicates that in making any determination under the Planning 
Acts, regard is to be had to the Development Plan.  The determination shall 
be made in accordance with the Plan unless material considerations indicate 
otherwise.  The following provisions of the Development Plan are considered 
relevant to the consideration of this application. 

2.16 Local Development Plan Primary Policy 15 Tourism and Recreational 
Development, Policy 15.1 Tourism Development including Facilities and 
Accommodation, Policy 1.1 Site Planning, Policy 2.9 Economic Development 
in the Countryside, Policy 3.1 Addressing Travel Demands, Policy 3.2 Site 
Drainage, Primary Policy 5 Flood Risk Management, Policy 8.1 Biodiversity 
Duty and Primary Policy 10 Forestry, Woodlands and Trees. 

National Planning Framework 4 

2.17 National Planning Framework 4 (NPF4) was adopted by Scottish Ministers on 
13 February 2023. Alongside the Stirling Local Development Plan 2018, it is 
now part of the statutory Development Plan and replaces NPF3 and Scottish 
Planning Policy. NPF4 policies considered relevant to the assessment of this 
application are: Policy 1 Tackling the climate and nature crises, Policy 2 
Climate mitigation and adaptation, Policy 3 Biodiversity, Policy 4 Natural 
places, Policy 6 Forestry, Woodland and trees, Policy 12 Zero waste, Policy 
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22 Flood risk and water management, Policy 29 Rural development and 
Policy 30 Tourism. 

Other Planning Policy 

2.18 Supplementary Guidance: Chalets & Huts (May 2019). 

2.19 Non-Statutory Supplementary Guidance: SG01 Placemaking. 

Assessment 

2.20 Principle of Development:  The determining issues in this application are 
whether a holiday letting use is acceptable at the redundant farm steadings 
are acceptable at this countryside location in accordance with policies of the 
LDP and NPF4.  

2.21 Policy 15.1 of Stirling LDP and Policy 30 of NPF4 both support proposals for 
tourism development where they are commensurate in scale with their 
location and setting within the built and natural environment and promote 
responsible access to, interpretation of, and effective management and 
enhancement of the natural environment.  Developments should also provide 
economic benefits to the local economy.  The proposed development 
comprises tourist accommodation which is considered to be appropriate in 
scale for the rural location and would promote a wider spread of visitors to the 
area, providing economic benefits. It is considered that the principal of the 
development is in compliance with LDP policy 15.1 and NPF4 Policy 30 in this 
regard. 

2.22 Policy 15.1 of Stirling LDP also states that proposals for chalet developments, 
will also be supported where the landscape can accommodate such 
development without it being visually prominent.  The application site is set 
back from the A811 and Mye Road and the proposal includes semi mature 
specimen trees around and between the lodges.  This would provide 
appropriate screening within the natural environment and would ensure the 
development would not be visually prominent within its setting, therefore, 
further complying with LDP Policy 15.1.  Policy 15.1 also states that chalet 
proposals must comply with SG: Chalets and Huts, which will be considered 
within the site, design and layout section below.  

2.23 Policy 2.9 of Stirling Local Development Plan supports a healthy and vibrant 
rural economy and specifies criteria in which it is considered acceptable.  
Policy 2.9 states that businesses based on recreation activities that have site-
specific need for a countryside location will be encouraged.  It is considered 
that the nature of the development would comply with this criteria of Policy 2.9 
to support a healthy and vibrant rural economy. 

2.24 Site, Design and Layout:  The application site is positioned within a rural 
setting and links to the previously approved application 22/00214/FUL for a 
change of use and alterations to 5No. farm steading buildings to form 4No. 
holiday let accommodation units and 1No. multi-purpose unit.  The scale of 
the proposed development is not considered to have a detrimental cumulative 
impact with regards to the first phase of development previously approved 
under planning application 22/00214/FUL. 
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2.25 Policy 1.1 of Stirling LDP sets out site planning criteria for development and 
states that development should complement and connect with its 
surroundings and be appropriate in terms of appearance, position, height, 
scale, massing and should use materials, finishes and colours which 
complement those prevalent.  Policy 29 of NPF4 also states that 
developments in rural areas should be suitably scaled, sited and designed to 
be in keeping with the character of the area.  The proposed lodges are 
appropriately positioned apart from one another and in various orientations 
which would complement a rural setting.  The site layout is well spaced, 
allowing informal space for recreation which is in line with SG: Chalets and 
Huts.  Each lodge proposes trees surrounding them which provides 
screening, minimises visual impact and ensures the development connects to 
the rural surroundings.  The proposed lodges are single storey in height and 
have an acceptable footprint.  SG: Chalets and Huts outlines that chalets 
should be restricted to one storey and should not be visually obtrusive in the 
landscape.  The height of the proposed lodges are in compliance with SG: 
Chalets and Huts.  In addition, the lodges are considered to be appropriate in 
terms of scale and massing.  The development is not considered to be 
visually intrusive in the landscape due to the proposed trees within the 
application site and surrounding each lodge.  Furthermore, SG: Chalets and 
Huts outlines that development should be set against a backdrop of trees and 
vegetation to minimise visual impact, therefore, the development complies 
with this aspect of the guidance. 

2.26 With regards to design and materials, the lodges have a shallow mono 
pitched roof design and consist of a timber construction to be locally or 
sustainably sourced with cedral boarding and zinc cladding.  The lodges 
incorporate a green roof with solar panels installed.  The lodges have a high 
proportion of glazing on the front elevation which is not in line with the criteria 
set out within SG: Chalets and Huts.  However, it is considered that the 
glazing on the front elevation would not contribute to light pollution due to the 
orientation of the lodges and screening provided by the proposed trees.  It is 
considered that the glazing contributes to solar gain, therefore, is considered 
to comply with SG: Chalets and Huts as it seeks for chalets to be designed to 
maximise energy efficiency.  The lodges incorporate an area of decking and 
veranda at the front elevation.  The design accords with SG: Chalets and 
Huts as the decking and verandas are accommodated within the main form of 
the building.  It is considered that the design and materials are appropriate 
within the rural setting and do not raise any concerns in terms of visual 
amenity.  

2.27 Policy 30 of NPF4 states that proposals for tourism related development 
should take into account accessibility for disabled people.  The agent has 
submitted a statement confirming that the development will include 1No. 
disabled compliant cabin to provide inclusivity.  This will require amendment 
to the design of one of the cabins.  A condition has been included to require 
details of those amendments 

2.28 Overall, it is considered that the site, design and layout complies with Policy 
1.1 of Stirling LDP, SG: Chalets and Huts and Policies 29 and 30 of NPF4. 
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2.29 Climate Change:  NPF4 Policies 1 and 2 seek to encourage, promote and 
facilitate development that addresses the global climate emergency and 
nature crisis, also that which minimises emissions and adapts to current and 
future impacts of climate change.  Significant weight should be given to the 
climate and nature crisis.  LDP Primary Policy 4 details that development 
should be sustainably located and meet energy and heat requirements by 
using on site renewable generation or linking to existing local area networks.  
The front elevation hosts a large amount of glazing and the majority of the 
lodges are south facing with 4 lodges east facing.  The glazing and orientation 
of the lodges allows for solar gain and it is considered the lodges are well 
sited to minimise emissions in line with NPF Policy 1 and Policy 2.  The 
proposed design incorporates green roofs, solar panels and air source heat 
pumps to every lodge which all seek to minimise emissions and limit the 
impact of climate change.  In addition, the finishing material largely comprises 
of timber which is a natural resource.  The development also includes the 
provision of trees within the site which further addresses the climate 
emergency and is supported by Policy 6 of NPF4 and Policy 10 of LDP which 
supports development that expands woodland and tree cover.  As such, it is 
considered that the development accords with Policy 1, 2 and 6 of NPF4 and 
Primary Policy 4 and 10 of Stirling LDP. 

2.30 Traffic and Movement:  Stirling Transport Development Team have no 
objections to the proposal, however, have recommended planning conditions 
relating to road safety, access and rights of way which are considered 
appropriate to apply to the decision.  An Advisory Note is also included with 
regards to requirements under roads legislation.  

2.31 Flooding:  In consideration of SEPA’s consultation, a condition would be 
applied to the permission which requires details of the bridge design and 
details, with supporting flood risk information, all to be approved before work 
starts on site.  With the imposition of this condition, the application is 
acceptable with regards to flood risk and complies with Stirling’s LDP Primary 
Policy 5 Flood Risk Management and NPF4 Policy 22 Flood risk and water 
management. 

2.32 Impact on Biodiversity:  Policy 3 of NPF4 outlines that proposals for local 
development will include appropriate measures to conserve, restore and 
enhance biodiversity in line with local and national guidance.  Policy 8.1 of 
Stirling LDP outlines that all development proposals will be assessed for their 
potential impact upon biodiversity.  This may be a specific impact on species 
or habitats at the proposed site, or cumulative impact if the species or 
habitats have a restricted distribution. 

2.33 The agent has submitted an Ecology Survey which comprised the inspection 
of biological records for the site and surrounding area to a radius of 5km, 
identification of designate sites and interpretation of historical maps and aerial 
images of the site and surrounding land.  The survey confirms there are no 
badgers recorded locally to the site and there is no roost opportunity for bats 
on the existing site.  Otters use the burn adjacent to the site and there is 
potential for these to be disturbed by the development, however, the survey 
highlights that the species could be unaffected by appropriate design and 
timing of operations.  The survey confirms that the development would not 
impact the nearby Collymoon Moss SSSI raised bog.  In addition, it states 
that the habitats lost on site would be low value and the proposed 
development would likely result in biodiversity net gain as it would provide a 
biodiverse habitat with a positive impact on the local biodiversity resource.  
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Overall, the Ecology Survey confirms that no detrimental issues would arise 
from the proposed development, therefore, it is considered that the proposed 
development is in compliance with LDP Policy 8.1 and NPF Policy 3. 

2.34 Bin Storage and Collection:  The design and access statement states site 
staff will collect rubbish from the cabins to store/sort centrally.  The bin store 
is to be positioned to the east of the application site adjacent to 6No. parking 
spaces.  The waste will then be transported to the site entrance for pick up so 
refuse lorries do not need to enter the site.  Overall, the proposal for waste 
management is acceptable and complies with LDP Site Planning Policy 1.1 
and NPF4 Policy 12. 

2.35 Water and Drainage:  The proposal for water supply is to connect into the 
public Scottish Water system of which there is adequate supply.  It is 
proposed that the cabins discharge foul water to a network of pipes which 
direct the water to a dedicated package treatment plant before discharging to 
the Buchlyvie Burn.  SEPA and Scottish Water have made no objections to 
the proposal.  The proposals for water and drainage are acceptable and 
comply with LDP Policy 3.2 Site Drainage and NPF4 Policy 22 Flood Risk and 
Water Management.  

2.36 Environmental Health:  Have no objections to the proposal, however, have 
requested that advisory notes are added to the decision in relation to caravan 
licence, lighting and land quality.  This has been incorporated into an Advisory 
Note in Appendix 1 attached to the report apart from the advisory relating to a 
caravan licence as the proposals are not considered caravans. 

2.37 Public Right of Way:  A Right of Way (catalogue no, ’CS89’) originates 
within the planning application’s site, and runs west, linking in to Core Path, 
‘9078By/18’ towards Buchlyvie. T he Council’s Access Officer has highlighted 
that this route provides a level of public amenity, which should not be affected 
or impeded by the proposed development or any works associated with it. It is 
a requirement that the Right of Way remains open to the public throughout 
construction and occupation of the development.  Planning conditions have 
been recommended in relation to this and the upgrades of the public Right of 
Way.  It is considered appropriate that these conditions are applied to the 
decision.  Overall, it is considered that the development with regards to the 
public right of way complies with LDP Policy 1.1 – Site Planning. 

2.38 Summary of Assessment:  The proposed use for holiday letting and the 
location, siting and design complies with the relevant Development Plan 
policies (Primary Policy 15 Tourism and Recreational Development, Policy 
15.1 Tourism Development including Facilities and Accommodation, Policy 
1.1 Site Planning, Policy 2.9 Economic Development in the Countryside and 
NPF4 Policy 29 Rural Development and Policy 30 Tourism).   

2.39 It further complies with the relevant Development Plan policies as there are 
no technical constraints on approving the application (LDP Policy 3.1 
Addressing Travel Demands, Policy 3.2 Site Drainage, Primary Policy 5 Flood 
Risk Management, Policy 8.1 Biodiversity Duty, Primary Policy 10 Forestry, 
Woodlands and Trees, Supplementary Guidance: Chalets & Huts (May 2019), 
previous Supplementary Guidance: SG01 Placemaking and National 
Planning Framework 4 Policy 1 Tackling the climate and nature crises, Policy 
2 Climate mitigation and adaptation, Policy 3 Biodiversity, Policy 4 Natural 
places, Policy 6 Forestry, Woodland and trees, Policy 12 Zero waste and 
Policy 22 Flood risk and water management). 
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2.40 Accordingly, it is considered that the proposals accord with the Development 
Plan and no material considerations outweigh these provisions. 

 

3. Implications  

Equality and Socio-Economic Impact 

3.1 The contents of this report were assessed under the Council’s Equality and 
Socio-economic Impact Assessment (EqSIA) process.  It was determined that 
an Equality and Socio-economic Impact Assessment was not required as the 
proposal seeks to determine a planning application in line with the 
Development Plan.  Both duties have been considered and no direct impact 
on these duties have been identified as a result of determination of this 
planning application.  In terms of monitoring, the application will be subject to 
normal procedures on planning control. 

Climate Change, Sustainability and Environmental Impact 

3.2 An Environmental Impact Assessment is not required  

Other Policy Implications 

3.3 All relevant policies have been set out within Considerations.    

Consultations 

3.4 As set out within Considerations.  

 

4. Background Papers 
4.1 EqSIA Screening. 

4.2 Planning Application file 23/00119/FUL.  File can be viewed online at:  View 
Application 

4.3 List of determining plans: 

Stirling Council Plan No. Name Ref on Plan 
 

01 Location Plan LOC 01 Rev C 
 

02 Site Plan L(90)01 Rev J 
 

03 General L(--)01 Rev D 
 

04 Sections X(90)01 
 

05 Details 22021-SK-12 

06 Details 22021-SK-13 

07 Details  23.0295-NAR-ZZ-ZZ-DR-C-9150 
Rev P02 

08 Details  22021-SK-14 

 

5. Appendices 
5.1 Appendix 1 – Conditions and Reasons. 

5.2 Appendix 2 – Location of Development.  
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APPENDIX 1 

 

Change of use from agricultural holding to holiday let use with erection of 12no. 
holiday let cabins and all associated woodland  landscaping, parking and roads 

construction, at Land And Buildings At Mains Of Buchlyvie,Mye Road,Buchlyvie - 
CWR Buchlyvie Ltd - 23/00119/FUL 

Approve, subject to the following conditions 

1. Expiry Date - Standard:  Unless the development hereby permitted has already 
begun, this permission will lapse after a period of 3 years beginning with the date of 
this Decision Notice.  This condition is a condition pursuant to Section 58(1)(a) of the 
Town and Country Planning (Scotland) Act 1997 (as amended) for this permission. 

Reason: In the judgement of the Planning Authority, no greater or shorter period of 
time for implementation of this permission should be applied than as provided for by 
Section 58(2) of the Town and Country Planning (Scotland) Act 1997 (as amended). 

2. Public Access Plan:  Prior to the commencement of works, a Public Access Plan 
shall be submitted to and approved in writing by the Planning Authority.  The details 
shall include: 
 
(a) The location of existing core paths/right of way 
(b) Any proposed temporary diversion 
(c) Details of new routes/changes 
(d) Path construction specification 
(e) Details of structures and signage 
(f) Timescales for implementation 
(g) Future maintenance 
 
Thereafter, the development shall be carried out in full accordance with the approved 
details. Once completed the paths and infrastructure shall be permanently retained 
as such. 
 
Reason:  In order to facilitate countryside access. 
 

3. Emergency Vehicle Access Point Visibility:  No development shall commence, 
and the access hereby shown on drawing ref ‘23.0295-NAR-ZZ-ZZ-DR-C-9150 
Rev.P02’ shall not come into use, unless visibility splays of 2.4m x 215m, measured 
in either direction from the centre of the access, have been provided at the proposed 
emergency vehicle access.  Thereafter, the visibility splays shall remain in perpetuity 
and within which there should be no obstruction to visibility more than 1.05m above 
carriageway level.  

 
Reason:  In the interests of road safety. 

 
4. Emergency Vehicle Access Point Construction:  The development hereby 

approved shall not be occupied or operated until the emergency vehicle access point 
has been constructed as follows: 
 
(a) Shall be formed at right angles to the public road, A811, as a bellmouth 

comprising 9m kerbed radii; 
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(b) Shall lead to an entrance throat width of 4m; 
(c) Shall have a gradient not exceeding 1 in 10 over its initial 6m, falling away 

from the public road.  
(d) Shall be surfaced and drained to ensure that no loose material or surface 

water will be carried or discharged from it onto the public road; and 
(e) Shall be in accordance with drawing ref; ‘23.0295-NAR-ZZ-ZZ-DR-C-9150 

Rev.P02’. 
 
Once constructed the emergency vehicle access point shall be permanently retained 
as such. 
 
Reason:  In the interests of road safety. 
 

5. Emergency Vehicle Access Road:  The development hereby approved shall not be 
occupied or operated until the emergency vehicle access road as shown on drawing 
ref; ‘23.0295-NAR-ZZ-ZZ-DR-C-9150 Rev.P02’ has been fully constructed with (i) a 
minimum width of 4m and (ii) sufficient turning space to the routes termination to 
allow a fire apparatus to turn and exit the road in a forward gear.  Once constructed, 
the emergency vehicle access road shall be permanently retained as such. 

 
Reason:  In the interests of road safety. 

 
6. Passing Place:  Prior to implementation of this planning permission, the passing 

place shall be formed along Mye Road in accordance with drawing ref; ‘22021-SK-
13‘.  

 
Reason:  In the interests of road safety. 

 
7. Site Access Visibility:  The development hereby approved shall not be occupied or 

operated until visibility splays measuring 2.4m x 43m, measured in either direction 
from the centre of the access, have been provided at the site’s main access point off 
Mye Road.  Thereafter, the visibility splays shall remain in perpetuity and within 
which there should be no obstruction to visibility more than 1.05m above the 
carriageway level. 

 
Reason: In the interests of road safety. 

 
8. Site Access Upgrade:  The development hereby approved shall not be occupied or 

operated until the vehicular access point to the site (off Mye Road) has been 
upgraded to be constructed to the following specification:  
 
(a) At right angles to the public road, as a vehicular access lay-by; 

 
(b) Have a throat width of 5.5m, taken off the rear of the lay-by; 

 
(c) With an access gradient not exceeding 1 in 10 over its initial 6m;  

 
(d) The access lay-by shall be surfaced and drained to ensure that no loose 

material or surface water will be carried or discharged from it onto the public 
road; and 
 

(e) All in accordance with the approved drawing ref; ‘22021-SK-12’. 

Once constructed, the access and lay-by shall be permanently retained as such. 
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Reason:  In the interests of road safety. 
 

9. Vehicle Parking:  The development hereby approved shall not be occupied or 
operated until the parking facilities, as hereinafter detailed, have been provided in 
accordance with  plans submitted to, and approved by the Planning Authority in 
writing, the parking details referred to are as follows: 

 
(a) Vehicular Parking:  A minimum of 26 vehicular parking spaces shall be 

provided within the development site, with sufficient turning space at all 
parking areas to allow vehicles to turn and exit the site in a forward gear, and 
all in accordance with drawing 'L(90)01. 
 

(b) Accessible Parking:  A minimum of one accessible parking space shall be 
provided within the curtilage of the site.  The accessible bay shall measure a 
minimum of 2.4m x 4.8m, and be provided with a 1.2m hatched surround on 3 
sides.  The accompanying markings shall comply with the standards set out in 
Transport Scotland’s Roads for All and the Department for Transport’s 
Inclusive Mobility guidance. 

 
 Once provided, all parking facilities shall be permanently retained and maintained as 

approved.  

Reason:  In the interests of road safety and to ensure that sufficient levels of parking 
 are provided on site.  

10. Cycle Parking:  Prior to implementation of the permission hereby approved, a 
specification for cycle parking facilities shall be submitted for the written approval of 
the Planning Authority.  The specification shall be in accordance with the guidance 
set out within Transport Scotland’s Cycle By Design, and shall specify that a 
minimum of seven cycle parking spaces shall be provided within the curtilage of the 
site.  
 
Reason:  In the interests of ensuring adequate cycle parking facilities. 
 

11. Electric Vehicle Charging Strategy:  No development shall commence until an 
Electric Vehicle Charging Strategy has been submitted for the written approval of the 
Planning Authority.  The strategy shall detail the specification and provision of 
charging infrastructure for all appropriate vehicle & cycle parking areas within the 
site.  A minimum of 1no. vehicle spaces shall be provided with a charge point, with 
consideration given to the provision of sufficient ducting infrastructure to allow future 
charger installation.  Charge points shall be located where they can also be used by 
accessible users.  The approved scheme shall be implemented in line with the 
approved timescales. 
 
Reason:  In the interests of ensuring adequate charging facilities. 
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12. Travel Plan:  Prior to the occupation of any unit within the development site, a Travel 
Plan shall be submitted to and approved in writing by the Planning Authority, in 
consultation with the Transport Development Team, which incorporates the overall 
Holiday Accommodation development site.  The Travel Plan shall set out proposals 
for reducing dependency on private car journeys and identify measures to be 
implemented, the system of ongoing management, enforcement, monitoring, and 
review the plan, and funding arrangements to sustain commitments for the duration 
of the plan. 
 
Reason:  In the interests of road safety. 
 

13. A811/Mye Road Junction Visibility Splays:  Prior to implementation of the 
permission hereby approved, the junction between the A811 and Mye Road shall be 
upgraded to create visibility splays of 2.4m x 160m, measured in either direction from 
the centre of the access, and all associated works, including road markings and 
traffic signs, shall be completed.  Thereafter, the visibility splays shall remain in 
perpetuity and within which there should be no obstruction to visibility more than 
1.05m above carriageway level. 

Reason:  In the interests of road safety. 

14. Flood Risk:  Prior to implementation of the permission hereby granted, the bridge 
design and details, including supporting flood risk information demonstrating that the 
new bridge crossing will have a neutral impact on flood risk, must be submitted to 
and approved by the Planning Authority.  
 
Thereafter the bridge must be constructed in full accordance with the approved 
details. 
 
Reason:  For the avoidance of flood risk. 
 

15. Landscape - Hard Landscaping:  Prior to the implementation of this planning 
permission, the following landscaping details shall be submitted to the Planning 
Authority: means of boundary treatment, any enclosures, screening, walls and 
fences, paving and hard surfacing materials; and those details must be approved in 
writing by the Planning Authority before implementation of this planning permission 
and thereafter the landscaping shall be implemented in full accordance with those 
approved details. 

Reason:  In the interests of amenity. 

16. Landscape - New Planting:  Prior to the implementation of this planning permission, 
the following landscaping details shall be submitted to the Planning Authority: ground 
preparation, species, nursery stock size and density of planting and areas of grass 
seed/turf; and those details must be approved in writing by the Planning Authority 
before implementation of this planning permission and thereafter the landscaping 
shall be implemented in full accordance with those approved details. 

Reason:  In the interests of amenity.  

17. Further Details:  Full details of the finishing materials of the cabins and details of 
any external lighting shall be submitted to, and approved in writing by, the Planning 
Authority before any work starts on site.  Thereafter the cabins and external lighting 
shall be constructed in accordance with the approved details. 
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Reason:  In the interests of visual amenity. 
 

18. Disabled Accommodation:  Prior to commencement of development, updated 
designs showing the location and full details of the disabled cabin, including a plan 
showing the elevations and finishing materials shall be submitted to and approved in 
writing by the Planning Authority.   
 
Reason:  To ensure that the detail of such cabin is submitted to the Planning 
Authority for approval. 
 

19. Use Class: The individual accommodation units set out on the on the plan ' L(--)01’ 
hereby approved shall be used for a Class 7 (Hotels and hostels) use and therefore 
used as a hotel, boarding house, guest house, or hostel where no significant element 
 of care is provided, and shall not be used within the meaning of Class 9 (Houses), all 
 within the meaning of the Town and Country Planning (Use Classes) (Scotland) 
Order 1997; and further, that no one or more of the accommodation units shall be let 
or occupied by any one family, person or group of persons for a continuous period 
exceeding 28 days in any one calendar year. 
 
Reason:  The holiday let accommodation hereby approved is approved as Class 7 
(Hotels and hostels) and not Class 9 (Houses), and therefore this condition is to 
ensure that the accommodation hereby approved is not used for residential 
purposes. 
 

20. Waste Collection:  No bins shall be stored, or collected from, anywhere within the 
visibility splays of any access to the development. 
 
Reason:  In the interests of road safety. 

 
21. Construction Traffic Management Plan:  Prior to the commencement of any works 

on site, a Construction Traffic Management Plan (including a routing plan for 
construction vehicles) shall be submitted for the written approval of the Planning 
Authority, in consultation with the Transport Development Team.  Thereafter, the 
development shall be carried out in full accordance with the approved Construction 
Traffic Management Plan, or any future iterations approved by the Planning 
Authority, and remain in place until the development is complete. 

 
Reason:  In the interests of road safety. 

 
22. Road Condition Survey:  Prior to commencement of construction works, the 

developer will undertake a local road condition survey along Mye Road collecting 
photo and video evidence of the condition of Mye Road and submit the evidence to 
the local authority for approval.  The survey shall include an assessment of all 
structures along the route.  Works shall not commence until the completed survey 
submitted to the Local Authority has been approved.  

 
Forthwith, following the completion of works associated with the development hereby 
approved, a notice of completion of works in terms of section 27B Town and Country 
Planning (Scotland) Act 1997 shall be sent to both the Planning Authority and the 
Roads Authority.  

 
 Reason:  In the interests of road safety. 
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23. Stage 3 Road Safety Audit:  Following completion of all works in relation to public 
roads, a Stage 3 Road Safety Audit shall be completed and submitted to the 
Planning Authority for approval.  The Stage 3 Road Safety Audit shall include details 
of any Tourism Signage directing the public to the development from public roads.   

 
Reason:  In the interests of road safety. 

 
 
Advisory Note for Applicant:  

The applicant should be made aware of the following points; 

(i) The applicant will require to apply to the Roads Authority for permission to upgrade 
the site access, create the emergency vehicle access, upgrade the A811 junction, 
and form the proposed passing place, prior to the commencement of any such works, 
in accordance with Section 56 of the Roads (Scotland) Act 1984. 
 

(ii) The applicant and landowner should be aware of their responsibilities under the Land 
Reform (Scotland) Act 2003 (Section 23) for any disturbance and subsequent 
remediation to the public access routes outlined in this consultation. 
 

(iii) The applicant should seek the opinion of the Scottish Fire & Rescue Service with 
regards to the requirements for construction, geometry, and access restrictions to the 
proposed emergency vehicle access point. 
 

(iv) The applicant should consult Stirling Council’s Transport Development Team regards 
to the provision of Tourism Signage for the proposed development.  Should it be 
agreed that such signage is appropriate, an application shall be made to Stirling 
Council for the signage provision, will all costs associated with the application 
process and the signs erection covered by the applicant. 
 

(v) A public Right Of Way (Right of Way Catalogue No. CS89) is located within and 
adjacent to the site. This route shall remain open to all and kept free from obstruction 
before, during and post construction works.  If for any reason there is a requirement 
to temporarily close a path to the public this must be applied for through Stirling 
Council’s Transport Development Team at least 6-8 weeks before the closure is 
required.  Depending on duration of the closure applied for, there may be a fee 
associated with this. 
 

(vi) Mitigation works highlighted as an outcome of the Stage 3 Audit implemented within 
6 months of the reports completion. 
 

(vii) The applicant must consult Stirling Council’s Transport Development Team regards 
to the provision of Tourism Signage for the proposed development.  Should it be 
agreed that such signage is appropriate, an application shall be made to Stirling 
Council for the signage provision, will all costs associated with the application 
process and the signs erection covered by the applicant. 
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Appendix 2 

Location of Development 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 
Reproduced by permission of Ordnance Survey on behalf of HMSO. © Crown copyright and database right 2023.  All rights 
reserved. Ordnance Survey Licence number 100020780 

 

  

21



 

22



Stirling Council  Agenda Item No. 6 

Planning & Regulation Panel Date of 
Meeting:  23 May 2023 

Not Exempt 

Erection Of 4no. Tourist Eco-Chalets, Car Parking, Footpaths 
And Associated Works At Land 360M South Of Craigend 
House, Craigend Road, Auchenbowie, Stirling, - Mr Jon And 
Cheryl Rushton - 22/00756/FUL - Report To Consider 
Acceptability Of Development In This Location 

 

Purpose  
Planning permission is sought for the erection of 4no.tourist eco-chalets, car parking, 
footpaths and associated works.   

The application has generated a number of letters of objection which, under the Council’s 
Scheme of Delegation, requires the application to be determined at planning panel. 

 

Recommendations  
The Planning & Regulation Panel is asked to: 

1. approve the application subject to conditions and reasons set out in Appendix 1.  

 

Resource Implications  
Not applicable. 

 

Legal & Risk Implications  
This application has generated a number of letters of objection, which under the Scheme of 
Delegation, requires the application to be determined at planning panel.  

This report forms the Report of Handling for the planning application in compliance with the 
Town and Country Planning (Development Management Procedure) (Scotland) Regulations 
2013. 

 

1. Background  
1.1. The applicants are seeking full planning permission for the erection of 4no. 

tourist eco-chalets and associated works at Land 360 metres south of 
Craigend House, Craigend Road, Auchenbowie.  
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2. Considerations 
The Site 

2.1 The application site comprises 0.1853 hectares and lies south of Craigend 
Road within the Westbarr Wood on the southern flank of Bowie Hill.  
Neighbouring land to the east of the site (quarter wood) has planning 
permission for an outdoor fitness, bushcraft and sustainability centre as 
approved in 16/00081/FUL and this is currently under construction. 

2.2 The site is located within an area designated as ancient woodland (Long 
established plantation origin), a proposed Local Nature Conservation Site, a 
Local Landscape Area, situated within the designated Battlefield area for 
Sauchieburn and on and area of countryside as defined by the adopted 
Stirling Council Local Development Plan (2018). 

2.3 The site is currently accessed by an access track off Craigend Road, 
improvements to the access have recently been completed as per the 
conditions as per planning application 16/00081/FUL. 

2.4 The site area itself is situated on an area of higher ground within the 
woodland.  The proposed chalets and associated development is to be sited 
within existing clearings in the trees and no felling is proposed.  

The Proposal 

2.5 Planning permission is sought for the erection of 4no. Tourist eco-chalets, car 
parking, footpaths and associated works. 

2.6 The site will utilise the existing access from Craigend Road and car parking is 
provided within the woodland area at the top of the access track.  

2.7 There are two types of chalets proposed, Chalets 1 and 2 have a footprint of 
8.6 metres by 5.2 metres (including the patio) and are one storey with a 
mezzanine resulting in an overall height of 5.88 meters and an eaves height 
of 2.7 metres.  

2.8 Chalets 2 and 4 are larger and have a footprint of 12.05 metres by 6.23 
metres (including the terrace to the front and side) and are one and a half 
storey resulting in an overall height of 6.47 metres and an eaves height of 
3.43 metres.  

2.9 All the chalets are to be clad in grey stained vertical timber cladding with a 
metal profiled sheet pitched roof.  

Previous History 

2.10 16/00081/FUL – Proposed change of use, creation of outdoor fitness, 
bushcraft and sustainability centre and associated buildings – APC. 

2.11 20/00709/PPP – Formation of a smallholding (Plot 3) – WDN. 

2.12 20/00821/PPP – Erection of a Dwellinghouse in association with the formation 
of a smallholding (Plot 3) – WDN. 
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Consultations 

Roads Development Control: 

2.13 No objection subject to conditions in regards to access, visibility, waste 
collection and rural road improvements. 

Environmental Health: 

2.14 No objection subject to condition in regards to water supply.  

2.15 This condition has not been applied as the agent provided sufficient 
information during the application to satisfy this condition.  This has also been 
agreed by Environmental Health.  

Stirling Council Bridges and Flooding: 

2.16 No objection to the proposals.  

Representations 

2.17 26 letters of representation have been received. Of these, 7 letters objected 
to the application, 16 were in support of the application and 3 provided 
comments without indicating objection or support. 

2.17.1 Neighbours haven’t been notified properly. 

2.17.2 Response:  The Planning Authority can confirm that the correct 
statutory notification and advertisement protocols were undertaken 
as per The Town and Country Planning (Development Management 
Procedure) (Scotland) Regulations 2013.  All premises on 
neighbouring land within 20 metres of the application boundary 
directly neighbour notified (dated 5 December) and as there is land 
with no premises on neighbouring land a notice advertising the 
application was placed in the Stirling Observer on 9th December. 

2.17.3 The Scottish Environment Protection Agent (SEPA) were not 
consulted. 

2.17.4 Response:  The Council’s Bridges and Flooding team were 
consulted as part of this application and have no objections to the 
proposals.  SEPA is not required to be consulted on this application 
in line with the The Town and Country Planning (Development 
Management Procedure) (Scotland) Regulations 2013. 

2.17.5 The site area quoted is incorrect. 

2.17.6 Response:  The application site area within the red line is that of the 
immediate curtilage of the proposed chalets, footpaths, access and 
associated works and this amounts to the site area quoted in the site 
description section above.  The area within the blue line is also under 
the applicant’s ownership but is not included within the site area as 
this not included within the application subject comprising the red line 
boundary. 

2.17.7 The area of woodland comprising the site area has a covenant that 
does not allow building. 

2.17.8 Response:  This is a matter relating to property rights and is not a 
material consideration in determining the planning application. 
Authority. 

2.17.9 Site preparations, clearing and initial construction work appear to 
have commenced on site. 
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2.17.10 Response:  On the site visit undertaken there was no evidence that 
works had begun on site.  Should works be ongoing after the 
application has been determined without consent this would be a 
matter for Planning Enforcement.  It must be noted that, none of the 
trees on site are covered by a Tree Protection Order (TPO) and 
therefore permission is not required for their removal on site. 

2.17.11 The owners will live in the Chalets and therefore not a business use. 

2.17.12 Response:  The proposals are for 4 chalets for holiday let purposes 
and therefore do not have permission for permanent residence.  
Occupancy conditions will be applied to reflect this. 

2.17.13 Concern for the safety of scout youth membership and adult 
volunteers in neighbouring land owned by the Barrwood Trust as a 
result of visitors to the woodland.  Boundary fences should be 
improved to address this. 

2.17.14 Response:  It is not considered that there is a direct safety impact 
on surrounding land uses as result of the proposed development.  
Any such issues would be a civil matter and considered outwith the 
remit of the Planning Authority. 

2.17.15 Visitor terms and conditions restricting lighting and dogs/pets cannot 
be regulated and will have an impact on biodiversity and habitats. 

2.17.16 Response:  The proposals do not include external lighting and whilst 
the Planning Authority cannot regulate these terms and conditions, 
overall, it has been demonstrated through this application that there 
is sufficient mitigation proposed to offset the impact and potentially 
enhance the woodland through regular management and 
implementation of proposed mitigation which can be conditioned and 
enforced as part of this planning application to ensure that there is 
not an unacceptable impact on biodiversity including protected 
species. 

2.17.17 Impact on Biodiversity of the ancient woodland from the proposed 
development and ongoing use by visitors. 

2.17.18 Response:  Overall it is considered that the active management of 
the woodland which will result from the implementation of the 
proposals will ensure the prosperity of the woodland in the future and 
will offset potential impact of use by visitors to the woodland.  The 
proposed mitigation and enhancement measures as outlined in the 
Ecology Report will be conditioned to ensure this.  Furthermore, the 
proposed development does not propose the felling of any mature 
trees. 

2.17.19 Craigend Road cannot accommodate the extra vehicular traffic and 
there are no passing places, and the proposed access is inadequate 
for visitors and emergency vehicles. 

2.17.20 Response:  Roads Development Control have been consulted as 
part of this application and do not objections to the proposals.  
Furthermore, access improvements and a passing place are to be 
implemented in full prior to the use of the site. 

2.17.21 During periods of heavy rainfall water and debris rushes down the 
access road for the site and this is unsafe for road users on Craigend 
Road. 
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2.17.22 Response:  The site is not in a known flood risk area, however as 
discussed below the watercourses that come through the site are 
identified as low/medium surface water flood risk on the SEPA flood 
maps.  Stirling Council’s Flood Officer has reviewed the proposals 
and is content that sufficient measures have been proposed to 
mitigate a potential increase in surface water, this is discussed in 
more details in the Assessment section below. 

2.17.23 Excavations and construction work may contaminate the burn. 

2.17.24 Response:  It is not within the remit of Planning to control 
construction however it is noted that there no major groundworks 
proposed as part of this application, the chalets will be on concrete 
pad foundations which will be rebored into the rock below and so 
major excavations of soil is not proposed in this instance and it’s 
unlikely that a significant volume of material will be discharged into 
the burn resulting in a blockage in the conduit under Craigend Farm. 

2.17.25 There are no burns that run through the site. 

2.17.26 Response:  This is not accurate, there are two watercourses which 
join to the north of the site and are culverted under Craigend Road to 
Craigend house and this is shown on the site plans. 

2.17.27 The watercourses dry up in the summer months, concerns about 
how this will impact the water supply and treatment of foul water as 
reed beds will also dry in the summer months. 

2.17.28 Response: This is addressed in the Assessment section below. 

2.17.29 No source of water to the site, concern for human health. 

2.17.30 Response: Water is to be supplied by means of rainwater 
harvesting, this is discussed in more detail in the assessment section 
below. 

2.17.31 Concerns that the proposed disposal of foul/grey water is not 
adequate or won’t be managed properly. 

2.17.32 Response:  The grey and foul water will be fed into a grease trap 
and then into a reed bed and subsequently discharged into the 
adjacent watercourses.  This is discussed in more detail in the 
Assessment section below. 

2.17.33 Concern that watercourses will be contaminated by discharge of 
waste water. 

2.17.34 Response:  There are robust filtration and treatment measures 
proposed as part of this application, this is discussed in the 
assessment section below, and the Council’s Environmental Health 
team have not raised any concerns in this regard. 

2.17.35 Impact on protected species (mitigation will not be monitored). 

2.17.36 Response:  The Ecology Report submitted outlines that there are no 
active habitats of protected species and the proposed development 
is not expected to have an unacceptable impact on biodiversity or 
protected species subject to mitigation as outlined in the 
recommendations of the report.  This will be conditioned prior to the 
occupation of the proposed chalets. 

2.17.37 The submitted Ecology Report was conducted in the winter months 
and does not provide a holistic assessment of all species on site. 
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2.17.38 Response:  The revised Ecology Survey is dated 8th April 2022.  
Conditions have been applied for a further ecology survey which is to 
be completed prior to the commencement of works on site. 

2.17.39 Scale and visibility of chalets are inappropriate for the landscape 
area. 

2.17.40 Response:  This is discussed in the Assessment section below, but 
overall it is considered that the proposed chalets comply with the 
design guidance outlined in SG: Chalets and Huts. 

2.17.41 No guarantee that future owners of the site would maintain the site in 
an ecologically sustainable manner. 

2.17.42 Response:  This is outwith the control of the Planning Authority, 
however measures to ensure that mitigation and enhancement of the 
woodland and habitats as outlined in the Ecology and Tree Reports 
will be conditioned to ensure the proposed works do not have an 
unacceptable impact on the woodland or biodiversity/protected 
species.  

Local Development Plan 

2.18 Section 25 of the Town and Country Planning (Scotland) Act 1997 (as 
amended) indicates that in making any determination under the Planning 
Acts, regard is to be had to the Development Plan.  The determination shall 
be made in accordance with the Plan unless material considerations indicate 
otherwise.  The following provisions of the Local Development Plan are 
considered relevant to the consideration of this application: 

2.19 Policy 3.1: Addressing the Travel Demands of New Development; Policy 3.2: 
Site Drainage; Primary Policy 5: Flood Risk Management; Policy 
7.8:Development affecting Battlefields, Gardens and Designated Landscapes; 
Primary Policy 8: Conservation and Enhancement of Biodiversity; Policy 8.1: 
Biodiversity Duty; Policy 9.1 Protecting Special Landscapes; Policy 9.3: 
Landscape and Planting in Association with Development; Policy 10.1: 
Development Impact on Trees and Hedgerows; Primary Policy 13: The Water 
Environment; Primary Policy 15: Tourism and Recreational Development and 
15.1: Tourism Development Including Facilities and Accommodation.  

National Planning Framework 

2.20 The Statutory Development Plan for the Stirling Council Planning Authority 
Area comprises the adopted National Planning Framework 4, February 2023 
(NPF4) and the Stirling Local Development Plan, October 2018 (LDP). As 
NPF4 and LDP 2018 policies now form the development plan, all the policies 
are to be read and applied as a whole. Where there is deemed to be an 
incompatibility between a provision of NPF4 and a provision of the LDP, 
whichever of them is the later in date is to prevail. Having regard to the 
statutory development plan for Stirling, the later of the plans is NPF4. 
Therefore, in the situation where an incompatibility exists, any incompatible 
LDP policy will be are set aside in favour of applying NPF4 policy as the 
preferred statement of planning policy. The following parts of NPF4 are 
considered relevant to the assessment of this application:  

2.21 Policy 1: Tackling the Climate and Nature Crises; Policy 3: Biodiversity; Policy 
4: Natural Places; Policy 6: Forestry, Woodland and Trees; Policy 7: Historic 
Assets and Places; Policy 13: Sustainable Transport; Policy 14: Design 
Quality and Place; Policy 22: Flood Risk and Water Management and Policy 
30: Tourism. 
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Other Planning Policy 

2.22 Supplementary Guidance: Chalets and Huts (2019). 

Assessment 

2.23 Principle:  LDP Policy 15.1 and NPF4 Policy 30 both outline that support will 
be given to proposals for tourism development where they are commensurate 
in scale with their location and setting within the built and natural environment 
and promote responsible access to, interpretation of, and effective 
management and enhancement of the natural environment.  Furthermore, the 
site will actively encourage access to the natural environment, support the 
ongoing maintenance of the ancient woodland and promote biodiversity by 
means of mitigation and enhancement measure proposed as part of this 
application. In light of the above it is considered that the principal of the 
development is established and there is compliance with LDP policy 15.1 and 
NPF4 Policy 30 in this regard.  

2.24 Furthermore, LDP Policy 15.1 outlines that proposals for chalet 
developments, will also be supported where the landscape can accommodate 
such development without it being visually prominent.  The proposed chalet 
development can be accommodated within the existing mature woodland 
without it being visually prominent due to its topographical setting of the site 
and its relationship to the adjacent landform and screening of existing trees 
and so it achieves this objective.  15.1 also outlines that chalet proposal must 
have compliance with SG: Chalet and Hut Development, this is considered in 
the following sections below.  

2.25 The use of the proposed chalets is for holiday letting, and not residential; 
therefore, Development Plan Policies and Supplementary Guidance relating 
to housing in the countryside and rural homes is not a relevant consideration 
in this case. 

2.26 Design and Scale:  With reference to the scale and siting of the proposed 
chalets, SG: Chalet and Hut Development (2019) outlines that chalet 
proposals should utilise the existing topography and be set against a 
backdrop of trees and vegetation to minimise visual impact.  The proposals 
are contained within the mature woodland, furthermore there are no major 
ground works to alter the landscape to accommodate the proposed chalets as 
they are to be sited within existing clearings on relatively flat ground.  
Furthermore, as the development will be contained within the existing 
woodland, they are not visible from public vantage points outwith the site.  

2.27 With regards to the scale, the proposed chalets are a maximum of one and a 
half storey with sleeping accommodation set within the roof space.  SG: 
Chalet and Hut development outlines that chalets should not exceed one and 
a half storeys, and this is only acceptable depending on the site context, 
where the scale can be accommodated within the setting without impacting 
the character of the landscape or being visually obtrusive in the landscape.  
As above, the proposed chalets can be accommodated within the existing 
clearings in the trees, are well contained in the existing woodland and are 
sympathetic to the woodland setting, utilising natural materials to minimise 
visual impact.  Therefore the proposals will not appear obtrusive in the natural 
setting or have an unacceptable impact on the landscape character and are 
considered to be compliant with SG: Chalet and Hut Development in this 
regard.  
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2.28 In addition SG: Chalet and Hut Development also outlines that chalet 
development within a natural setting, where there is no existing building 
groups should be low density and the overall site layout should allow informal 
space for recreation.  This is considered in the layout of the proposed 
development given that there are 4 units proposed, well distanced from one 
another set amongst a large area of woodland.  Furthermore, it is also noted 
that car parking is communal and at the entrance to the site of the chalets, 
with informal permeable footpaths leading to each of the chalets, in line with 
design guidance outlined in SG: Chalets and Hut Development.  

2.29 With respect to design and materials, in line with SG: Chalet and Hut 
Development, the proposed chalets have variety in design, utilise locally 
sourced materials which integrate the chalets into the natural woodland 
setting, have a large proportion of wall to glazed elements to minimise impact 
and light pollution and in the case of chalets 3 and 4 where the proposed 
verandas are to be situated on the principal elevation the verandas are 
accommodated within the form of the buildings.  

2.30 Overall, for the reasons discussed above the design and scale of the 
proposals is sensitive to the setting and character of the landscape and the 
proposals are in compliance with SG: Chalet and Hut Development in this 
regard. 

2.31 Impact on Landscape:  The site is situated within a Local Landscape Area 
(LLA5 Southern Hills) within the Landscape character area of the East Touch 
Hill Fringe (L17).  This landscape area is characterised by its transitional 
landscape with rugged, elevated craggy outcrops of dolerite above strongly 
rolling pronounced hills.  The Landscape character area comprises rough and 
semi-improved grassland with gorse scrub on higher ground which gives way 
to improved pasture with some arable at lower levels and includes high levels 
and diversity of woodland and tree cover.  The key sensitivities in this Local 
Landscape Character Area are safeguarding the physical integrity and views 
of key skylines and distinctive hill edges or important geological and landform 
features.  Given the application site is situated on higher ground visibility is a 
key issue.  The visibility of the site from public roads to the immediate north 
and west (Craigburn Road) is restricted due to the topography and screening 
provided by the existing trees.  Visibility is also restricted from roads further 
north and west (New Line Road) due to the topography of the fields between 
the site and these public roads and screening from trees.  

2.32 Overall it is considered that the site is in a location where the established 
landscape setting could visually absorb the proposed chalets and associated 
works without it being visually prominent within the natural environment or 
disrupting key views, skylines or hill edges within Local Landscape Area and 
therefore the proposals are in compliance with LDP Policy 9.1 and NPF4 
Policy 4 in this regard.  

2.33 Impact on Biodiversity:  NPF4 Policy 3 outlines that proposals for local 
development will include appropriate measures to conserve, restore and 
enhance biodiversity in line with local and national guidance.  LDP Policy 8.1 
outlines that all development proposals will be assessed for their potential 
impact upon biodiversity.  This may be a specific impact on species or 
habitats at the proposed site, or cumulative impact if the species or habitats 
have a restricted distribution. 
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2.34 The applicant has submitted an ecology survey which considers the impact of 
the proposed development on the ecological condition of the ancient 
woodland and the impact on protected species and habitats.  The survey area 
covers a much wider area than red line boundary, and the protected species 
walkover of the site has identified potential for bats, badgers, red squirrels, 
pine martins, birds, amphibians and reptiles and foraging and commuting use 
by otters.  Within the red line boundary of the site there is evidence of badger 
tracks, but the only active sett found was 85 metres north of the nearest 
proposed chalet (chalets 1) outwith the red and blue boundaries.  
Furthermore, evidence of red squirrel feeding was also identified within the 
red line boundary and amphibians including frogspawn and palmate newts in 
pond 2.  Outwith the red line boundary, but within the blue line, further badger 
tracks were observed and an inactive badger sett on the southern boundary 
of the wider site.  Furthermore 2 trees with moderate bat roost potential were 
also identified on the southern boundary of the wider site and the existing 
woodshed was also identified to be of low bat roost potential to the east of the 
wider site. Lastly evidence of foraging and commuting otters was observed in 
the North West corner of the wider site but there were no holts identified.  

2.35 With regards to bats, the submitted ecology survey identified the presence of 
bats and have identified 7 trees with moderate or low bat roost potential within 
the full survey area (which extends past the application site).  Whilst there are 
no proposed works to the trees with bat roost potential and the proposals do 
not include any external lighting, the Ecology Report does outline that the 
inclusion of bat boxes on buildings and mature trees can improve roosting 
opportunities for bats and provides further recommendations in section 4 
which present opportunities for habitat enhancement in the long-term for bats 
and other protected species which will be conditioned as part of this 
application.  

2.36 The site is situated within a proposed Local Nature Conservation Site (LNCS), 
Barr Wood. LDP Policy 8.2 outlines that development proposals should not 
adversely affect sites of value to local nature conservation and a biodiversity 
assessment should be carried out with reference to the nature conservation 
interests for which the site has been identified. NPF 4 Policy 4 takes a similar 
stance.  As the area is a proposed nature conservation site there are no set 
criteria to assess it.  The Ecology Report outlines that the proposed 
development will not impact on biodiversity subject to mitigation.  Therefore, it 
is considered that the proposals are unlikely to have an impact on the 
proposed nature conservation site.  The application complies with LDP policy 
8.2 and NPF4 Policy 4 in this regard. 
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2.37 The Council’s Biodiversity Officer has been consulted and the conclusions of 
the submitted Ecology Report have been considered.  The report and the 
consultation established that the proposed development would not result in 
the loss of habitats to protected species or adversely impact the foraging or 
commuting opportunities of the protected species.  It is expected that the 
mitigation and enhancement measures as specified in the submitted Ecology 
Report will result in a Biodiversity net gain.  It is noted however that the 
current Ecology Report was conducted in April 2022.  Ecology reports are 
generally only fully reliable for twelve months, and this one is now out of date. 
In consideration of this an updated ecology survey is to be requested by 
condition to ensure that the most appropriate up to date mitigation is in place.  
This will ensure there is not in impact on biodiversity, protected species or the 
ecological condition of the woodland.  A condition is recommended to ensure 
this is completed before development commences on site.  It is therefore 
considered that the proposed development is in compliance with LDP Policy 
8.1 and NPF Policies 3 and 6 in this regard subject to conditions.  

2.38 Impact on Trees:  The application site is within an area delineated on 
NatureScot’s inventory of ‘ancient woodland’.  The site area is identified as 
Long Established woodland of plantation origin.  NPF4 Policy 6(b) outlines 
that development proposed will not be supported where they result in any loss 
of ancient woodlands, ancient and veteran trees or adverse impact on their 
ecological condition.  Similarly, LDP Policy 10.1 outlines that development 
proposals should provide protection from adverse impact resulting from 
development to important individual trees and groups of trees that contribute 
to local amenity or have nature conservation or historic interest.  The 
proposals do not require any felling of trees to accommodate the chalets, 
which are to be set within existing clearings in the trees.  

2.39 The applicant has provided a tree survey which identifies that there are no 
ancient or veteran trees identified within the survey area.  The tree survey 
identifies the root protection zones of the trees and highlight that 11 trees 
(including category A, B and C trees) may be impacted indirectly by way of 
construction and / or siting of the chalets or pathways within the root 
protection zones.  Liaison with the Council’s Tree Officer also highlighted 
concern regarding development within this area of ancient woodland and the 
potential impact on category A, B and C trees as a result of the construction 
of the proposed chalets, access paths and reed beds within root protection 
zones.  However, it must be noted that ground comprises medium grained 
hard igneous rock with a shallow layer of topsoil in which there is no evidence 
of tree roots on this surface soil.  Trees are sited in locations where dips in 
the topography have resulted in the accumulation of water, bogs and peats 
and not in the areas of rock where the proposed development is to be sited.  
The proposed chalets are to be built upon concrete block foundations which 
will be fixed to the rock and therefore will not have an impact on the tree roots 
below the soil.  Furthermore, the access paths which are shown to affect the 
trees will be informal pathways created by scattering of tree bark and will 
therefore be completely permeable and not require any digging of foundations 
to accommodate this and so there is not considered to be an impact on the 
trees or the roots in this regard.  On balance, whilst the proposals are shown 
to intrude on the root protection zones of these 11 trees in the tree report, due 
to the ground conditions and the low impact structure and foundations 
proposed with minimal intrusions to the surface it is very unlikely that there 
will be a significant impact on these trees the resulting active management of 
the woodland is considered to outweigh this potential impact.  
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2.40 With regards to the impact of the proposed reed bed situated close to chalet 
4, through liaison with the Council’s Tree Officer it was established that 
proposals impacting drainage can have a significant impact on trees if there is 
to be a significant change to the existing ground conditions.  The proposed 
reed bed is shown to be in an area of continuous tree cover but the reed bed 
is to be sited within the existing clearing in the trees.  Furthermore, evidence 
has been submitted by the applicant to show the existing ground is very 
boggy, even in periods of prolonged dryness and that no digging or 
disturbance to the soil is required to accommodate the reed beds and 
therefore there is not expected to be an impact on the trees in this regard.  

2.41 Overall, given that there are no proposals for the removal of trees, and the 
chalets are sited on areas of surface rock, it is very unlikely that there will be 
an impact on the existing trees as there are no roots present in this thin layer 
of surface soil.  To ensure the protection of notable trees and groups during 
the construction phase, a full Arboricultural Method Statement will be 
conditioned and mitigation outlined in the Tree Protection Plan will also be 
conditioned including the implementation of construction exclusion zones in 
accordance with BS 5837:2012 (trees in relation to design, demolition and 
construction). 

2.42 Implementation of the mitigation outlined in the Tree and Ecology Reports will 
ensure that the impact on the woodland, trees and associated habitats will be 
minimised and overall, the proposals are considered to comply with LDP 
Policy 10.1 and NPF4 Policy 6 in this regard subject to conditions.  

2.43 Water and Drainage:  The application proposes private drainage of grey and 
foul water from the 4 chalets and associated toilet/shower blocks which will be 
fed into reed beds and discharged into the adjacent burn.  During the dry 
months of the year, no urine will enter the reed beds, this will be separated, 
pre-treaded and stored.  It will also be used as a natural fertilizer alongside 
harvested rainwater for 4 months of the year.  This would be regulated in its 
location and design by Building Standards and the Scottish Environment 
Protection Agency (SEPA).  

2.44 A private water supply is proposed by a well on site.  The water is to be 
filtered via an 8 stage filtration process.  Environmental Health were consulted 
as part of this application and have no objections to the proposed water 
supply and proposed arrangements for treatment of water to ensure it is 
potable.  

2.45 SEPA flood maps indicate that a small portion of the site is affected by 
surface water flooding, this is concentrated either side of the watercourse 
running directly though the site (north/south).  This does not affect any of the 
proposed chalets, but this does cross the proposed emergency access track.  
The proposals include a Sustainable Urban Drainage System (SUDS) to 
minimise surface water from the development by way of use of permeable 
paths and access roads and rainwater recycling.  Through liaison with the 
Council’s Flooding Officer it has been concluded that the proposed surface 
water management strategies are sufficient and overall the water and 
drainage proposals are acceptable from a planning viewpoint and are 
considered to be in compliance with LDP Policy 3.2 and NPF4 Policy 22. 
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2.46 Access:  : The site is to be accessed via the existing access road as 
consented in previous application (16/00081/FUL), works to upgrade the road 
and implement a layby are now completed.  Further works are required to 
implement a passing place on Craigend Road at the junction with 
Auchenbowie Road, a condition has been recommended to ensure this is in 
place prior to the commencement of works on site.  Lastly, the proposed car 
park is situated within the woodland area and therefore the visual impact of 
this is contained within the immediate site.  

2.47 Impact on Historic Environment:  The site is set within the designated 
Battlefield for Sauchieburn.  Whilst the development lies on the very south-
western edge of the Battlefield, through liaison with the Council’s 
Archaeologist it was highlighted that extent of troop movements at 
Sauchieburn is uncertain and it is possible that troops moved or were 
stationed in the woodland and any such putative objects may be destroyed by 
the proposed development.  Whilst it is noted the proposals do not result in 
extensive ground works and foundations are to be hand dug, it is still 
considered that the development has potential to impact on a section of the 
designated battlefield and therefore a condition has been applied to ensure 
mitigation works are undertaken prior to the commencement of works on site, 
including a photographic record of the current site conditions and a metal 
detection survey of the proposed development area.  Therefore, subject to 
conditions and implementation of mitigation measures, the proposals are in 
compliance with LDP Policy 7.8 and NPF Policy 7 in this regard.   

2.48 Summary of Assessment:  Having considered all the relevant policies of the 
Development Plan, and all material considerations it is considered that the 
application complies with those provisions and the application is 
recommended for approval with conditions.  No material considerations 
indicate departure from the Development Plan. 

 

3. Implications  

Equality and Socio-Economic Impact 

3.1 The contents of this report were assessed under the Council’s Equality and 
Socio-economic Impact Assessment (EqSIA) process.  It was determined that 
an Equality and Socio-economic Impact Assessment was not required as the 
proposal seeks to determine a planning application in line with the 
Development Plan .  Both duties have been considered and no direct impact 
on these duties have been identified as a result of determination of this 
planning application.  In terms of monitoring, the application will be subject to 
normal procedures on planning control. 

Climate Change, Sustainability and Environmental Impact 

3.2 An Environmental Impact Assessment is not required.  

Other Policy Implications 

3.3 All relevant policies have been set out within Considerations.    

Consultations 

3.4 As set out within Considerations.  
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4. Background Papers 
4.1 EqSIA Screening 

4.2 Planning Application file 22/00756/FUL.  File can be viewed online at: View 
Application 

4.3 List of determining plans: 

Stirling Council Plan No. Name Ref on Plan 
 

01a Location Plan 1093 .16 
 

02a Site Plan 1093 .05 
 

03a Site Plan 1093 .06 
 

04a Site Plan 1093.13 
 

05a Site Plan 1093.14 
 

06a Site Plan 1093.11 
 

07a Floor Plans 1093.01 
 

08a Floor Plans 1093.08 
 

09a Elevations 1093.02 
 

10a Floor Plans 1093.03 
 

11a Floor Plans 1093.09 
 

12a Elevations 1093.04 
 

13a General 1093.10 
 

14a Details 1093.19 
 

15a Details 1093.20 
 

16a Details 1093.18 
 

17 Sections 1093.17 
 

18 Site Plan 1093.15 

 

5. Appendices 
5.1 Appendix 1 – conditions and reasons. 

5.2 Appendix 2 – Location of Development. 
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APPENDIX 1 

 

Erection of 4no. tourist eco-chalets, car parking, footpaths and associated works at 
Land 360M South Of Craigend House,Craigend Road,Auchenbowie,Stirling - Mr Jon 

and Cheryl Rushton - 22/00756/FUL 

Approve, subject to the following conditions 

 
1) Expiry Date - Standard:  Unless the development hereby permitted has already 

begun, this permission will lapse after a period of 3 years beginning with the date of 
this Decision Notice.  This condition is a condition pursuant to Section 58(1)(a) of the 
Town and Country Planning (Scotland) Act 1997 (as amended) for this permission. 

 
Reason:  In the judgement of the Planning Authority, no greater or shorter period of 
time for implementation of this permission should be applied than as provided for by 
Section 58(2) of the Town and Country Planning (Scotland) Act 1997 (as amended). 

 
2) Occupancy Restriction:  The chalets hereby approved shall be used solely for 

holiday accommodation (Class 7 (Hotels and Hostels) only and therefore used as a 
hotel, boarding house, guest house or hostel where no significant element of care is 
provided, and shall not be used within the meaning of Class 9 (Houses), all within the 
meaning of the Town and Country Planning (Use Classes) (Scotland) Order 1997 
and further, that no one or more of the chalets shall be let or occupied by any one 
family, person or group of person for a continuous period exceeding twenty eight 
days in any one calendar year. 

 
Reason:  Use of this permission for residential development on this site would not be 
approved. 
 

3) Rural Road Improvements:  Prior to occupation of the chalets or operation of the 
development hereby approved a passing place shall be constructed on Craigend 
Road, approximately 180m south of its junction with Auchenbowie Road and consist 
of 5.5m minimum road width for a length of 6m with 5m entrance /exit tapers. 

 
Reason:  In the interests of road safety.  

 
4) Ecology:  Prior to works commencing on site an updated Ecology Survey will be 

undertaken and submitted to the Planning Authority for approval.  Thereafter, the 
mitigation outlined in the report will be implemented in full prior to the occupation of 
chalets hereby approved. 

Reason:  In the interests of protecting and enhancing Biodiversity.  

5) Tree Protection:  Prior to implementation of this permission, a full Arboricultural 
Method Statement and Tree Protection Plan shall be submitted to the Planning 
Authority for approval.  The approved Aboricultural Method Statement and Tree 
Protection Plan shall be fully implemented prior to implementation of this permission.  
Thereafter all tree protection measures identified in the Tree Protection Plan shall be 
retained and maintained throughout the works associated with the development. 
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Reason:  In the interest of protecting trees within an ancient woodland.  
 

6) Tree Management Plan:  Prior to operation of the development or occupation of the 
chalets hereby approved, a Tree Management Plan shall be prepared by a qualified 
Arboriculturalist and submitted to the Planning Authority for written approval.  The 
Tree Management Plan shall include mitigation measures to reduce tree hazards, all 
felling details, remedial work (including, but not limited to crown deadwood) sufficient 
to safeguard the retained trees. 

 
Reason:  To protect the integrity of the woodland.  

 
7) Programme of Archaeological Works:  No works shall take place within the 

development site until a programme of archaeological works have been implemented 
in accordance with a written scheme of investigation which has been submitted to 
and approved by the Planning Authority.  Thereafter the developer shall ensure that 
the programme of archaeological works is fully implemented and that all recording 
and recovery of archaeological resources within the development site is undertaken.  
Such a programme of works could include some or all of the following historical 
research, excavation, post-excavation assessment and analysis, publication in an 
appropriate academic journal and archiving. 

Reason: To safeguard and record the archaeological potential of the area. 
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Appendix 2 

Location of Development 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 
Reproduced by permission of Ordnance Survey on behalf of HMSO. © Crown copyright and database right 2023.  All rights 
reserved. Ordnance Survey Licence number 100020780 
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Stirling Council  Agenda Item No. 7 

Planning & Regulation Panel Date of 
Meeting:  23 May 2023 

Not Exempt 

Erection Of Class 5 General Industry Building (Proposed 
Vehicle Storage And Recovery), Including Associated Office, 
Parking, Yard Area, Security Fencing, Acoustic Fencing And 
Formation Of New Access At Land North West And Adjacent To 
40, Kersie Road, Throsk - Euroroute Ltd - 22/00662/FUL - 
Report To Consider Acceptability Of Development In This 
Location 

 

Purpose  
Planning application 22/00590/FUL cannot be determined under delegated powers and 
requires to be determined by the Planning and Regulation Panel under the Scheme of 
Delegation. 

 

Recommendations  
The Planning & Regulation Panel is asked to: 

1. approve the application subject to the conditions and reasons at Appendix 1. 

 

Resource Implications  
Not applicable. 

 

Legal & Risk Implications  
This application has generated a number of letters of objection, which under the Scheme of 
Delegation, requires the application to be determined at planning panel. 

This report forms the Report of Handling for the planning application in compliance with the 
Town and Country Planning (Development Management Procedure) (Scotland) Regulations 
2013. 
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1. Background  
1.1. The applicant, Euroroute Ltd, have been operating their recovery business 

from another site at Bandeath Industrial Estate since 2019 alongside the 
business MTS who provide mechanical and technical services.  The applicant 
intends to relocate their recovery business in its entirety to the new site 
subject to planning permission. 

 

2. Considerations 
The Site 

2.1 Located in Bandeath Industrial Estate, the site is a flat, grassed area of 
undeveloped ground with a footprint of 3023m2.  To the west of the site is the 
main access road for the industrial estate and to the north and east are 
several operational units located in the industrial estate.  To the south is a site 
allocated for residential development 'H081: East of 39 Kersie Road' (5 units) 
identified in the Stirling Local Development Plan 2018 and a row of 
established residential houses along Kersie Road; both areas are part of the 
Throsk Settlement Boundary. 

The Proposal 

2.2 The proposal seeks planning permission to operate a vehicle recovery and 
storage business (Class 5 – General Industry) that would include the erection 
of an industrial unit with an office, parking, yard, security and acoustic fencing 
and the formation of a new access within the industrial estate. 

2.3 The industrial unit would be located in the western section of the site with a 
footprint of 434m² and a pitched roof with 6 rooflights and a height of 7m.  The 
principal elevation would face east into the yard and consist of three bays with 
metal roller shutter doors and a glazed entrance to the office.  The north 
gable elevation (office) would have three single windows while the south 
elevation would have two separate emergency exit doors and the west 
elevation would be blank.  The building would be finished in metal profiled 
sheets, facing brick and aluminium windows and doors.  The unit would be 
used for a secure storage and repair area with an adjacent office. 

2.4 Parking for visitors and cycle parking is located along the northern site 
boundary with a total of 7 vehicle spaces while 2 disabled spaces would be 
located adjacent to the site office; electric vehicle charging would also be 
provided in each of these allocated parking areas.  A further 28 vehicle 
parking spaces have been allocated within the yard along the southern and 
northern site boundaries.  Visitor and disabled parking would be finished in 
tarmac while the rest of the parking spaces and yard would be finished in 
permeable asphalt. 

2.5 Fencing of 2.5m close-boarded timber would be installed along the southern 
site boundary to provide an acoustic barrier while the rest of the site perimeter 
would be fitted with 2.4m mesh security fencing. 

2.6 A new gated access from the industrial estate to the site would be formed on 
the northern site boundary. 
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2.7 The business would operate from the site between the hours of 0800-1900 
and provide 24hr vehicle recovery with four staff members, 1-2 service 
vehicles, and 3 recovery trucks.  Repairs would take place at the roadside 
with only minor maintenance carried out on site during the daytime.  Out of 
hours, recovered vehicles would be stored at the site and then despatched 
elsewhere for repair during the day.  Up to 2 staff members would be on call 
and have the recovery trucks at their residence. 

Previous History 

2.8 15/00373/PPP Change of use from land designated for employment to 
housing REF. 

Consultations 

Roads Development Control: 

2.9 No objection subject to conditions. 

Environmental Health: 

2.10 No objection subject to conditions. 

Bridge & Flood Maintenance: 

2.11 No objection subject to conditions 

Throsk Community Council 

2.12 Object on the grounds of potential impact on the residential amenity of 
residents on Kersie Road, specifically noise and dust/dirt. 

2.13 The proposal is for a 24hr recovery business with potential overnight noise 
disruption and proposed screening would not be sufficient. 

Representations 

2.14 Seven letters of representations have been received, six of which are 
considered objections. Comments made can be summarised as follows: 

2.14.1 Proposal is in close proximity to residential properties on Kersie 
Road and could result in noise, dust/dirt. 

2.14.2 Response:  Please see Assessment section below. 

2.14.3 Smell, fumes from vehicles/works’. 

2.14.4 Response:  Please see Assessment section below. 

2.14.5 Location is wrong for this type of 24hr business. 

2.14.6 Response:  Please see Assessment section below. 

2.14.7 Screening fencing would not be sufficient to contain noise. 

2.14.8 Response:  Please see Assessment section below. 

2.14.9 Height of building will restrict sunlight into back garden and 
residential properties. 

2.14.10 Response:  Please see Assessment section below. 

2.14.11 Vehicles movements through the night. 

2.14.12 Response:  Please see Assessment section below. 

2.14.13 No guarantee work would be carried out during normal hours. 

2.14.14 Response:  Please see Assessment section below. 
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2.14.15 Proposal would cumulatively exacerbate existing noise and dust 
pollution from the industrial estate. 

2.14.16 Response:  Please see Assessment section below. 

2.14.17 Light pollution. 

2.14.18 Response:  Please see Assessment section below. 

2.14.19 Potential impact on bats; 

2.14.20 Response:  Please see Assessment section below 

Local Development Plan 

2.15 Section 25 of the Town and Country Planning (Scotland) Act 1997 (as 
amended) indicates that in making any determination under the Planning 
Acts, regard is to be had to the Development Plan.  The determination shall 
be made in accordance with the Development Plan unless material 
considerations indicate otherwise.  The following provisions of the 
Development Plan are considered relevant to the consideration of this 
application:  

2.16 The Statutory Development Plan for the Stirling Council Planning Authority 
Area comprises the adopted National Planning Framework 4, February 2023 
(NPF4) and the Stirling Local Development Plan, October 2018 (LDP).  As 
NPF4 and LDP 2018 policies now form the Development Plan, all the policies 
are to be read and applied as a whole.  Where there is deemed to be an 
incompatibility between a provision of NPF4 and a provision of the LDP, 
whichever of them is the later in date is to prevail.  The later of the plans is 
NPF4.  Therefore, in the situation where an incompatibility exists, any 
incompatible LDP policy will be set aside in favour of applying NPF4 policy as 
the preferred statement of planning policy. 

2.17 Stirling Council Local Development Plan 2018 policies considered relevant to 
the assessment of this application include: Policy 1.1: Site Planning, Policy 
2.5: Employment Development, Policy 3.1: Addressing the Travel Demands 
of New Development and Policy 3.2: Site Drainage.  

2.18 National Planning Framework 4 (NPF4) policies considered relevant to the 
assessment of this application include: Policy 1: Tacking the climate and 
nature Crises, Policy 13: Sustainable transport, Policy 14:  Design, quality 
and place, Policy 23 Health and Safety and Policy 26: Business and industry. 

Other Planning Policy 

2.19 Supplementary Guidance: Transport and Access for New Development (Nov 
2021). 

Assessment 

2.20 Principle of Development:  The key policy considerations to establish if the 
principle of the proposed development is acceptable are: Policy 26 (NPF4)  -
supports proposed developments for business and industry on sites allocated 
for such uses in the LDP and requires any such proposals to take into 
account potential impacts on residential amenity, sensitive uses and the 
historic environment; Primary Policy 1 (LDP) in terms of development being 
high quality and an appropriate scale and location and Policy 2.5 that 
supports employment development if it is located in an allocated site within 
the LDP.   
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2.21 The proposed development would be located on an empty plot in Bandeath 
Industrial Estate that is an allocated site in the LDP (B18 Throsk B) that is 
also safeguarded for employment generating uses that includes Class 5 - 
General Industry.  It is therefore considered that the proposed development 
would be located in an appropriate location and the principle of the proposal 
can be supported as it would meet the locational criteria of Policy 26, Primary 
Policy 1 and Policy 2.5. 

2.22 Residential Amenity:  The proposed development would be located on an 
allocated site that is in close proximity on part of its southern boundary to a 
row of residential properties on Kersie Road; the site backs directly onto the 
rear gardens of Nos 40 and 41 and part of the rear service lane for the 
properties along Kersie Road.  Several representations have been made 
objecting to the proposed development that centre on adverse impacts on the 
residential amenity of residents at the properties along Kersie Road including 
noise, dust, fumes, lighting and overshadowing which will now be discussed 
in further detail. 

2.23 In terms of noise, concerns have been raised that as the business is 24hr 
vehicle recovery there would be noise through the day and through the night 
because of vehicle movements and work being carried out on recovered 
vehicles.  The applicant has submitted that the vast majority of work would 
take place between 8.00am and 7.00pm, with only the occasional vehicle 
having to be deployed outside these times.  They have further submitted that 
the business is not a mechanical garage, repairs will be undertaken at the 
roadside and should this not be possible then the vehicle would be taken to 
the site to be stored before being taken to an approved repair workshop 
during the day.  The types of repairs undertaken on site would be limited to 
very basic maintenance such as battery changes, bulb changes and greasing 
and would be carried out during daytime hours in the workshop.  The 
applicant has submitted that recovery trucks would not use rear reverse 
klaxons in the yard at night.  

2.24 The development itself is a Class 5 use.  Therefore taking into account the 
proposed development and the general impact on the use class, and that the 
site is allocated as being acceptable for a Class 5 use, it is considered that 
the imposition of a condition controlling operating hours is appropriate in order 
to protect residential amenity.  

2.25 Due to the limited scope of maintenance that can be carried out on site, it is 
considered that the level of noise during the day would mostly be as result of 
vehicle movements; this would also be the same for out of hours, as the 
recovery trucks would not use any klaxons.  The information from the 
applicant indicates that out-of-hours operations are anticipated to be 
occasional and of limited duration and based on this, the potential for noise 
disturbance should be limited.  The applicant has proposed the use of 
acoustic fencing along the southern boundary of the site which will help to 
mitigate any noise impact.  This barrier has been accepted by the Council’s 
Environmental Health Service as appropriate.  Given the above, it is 
considered that the proposed development would not result in any 
unacceptable noise impacts on the closest residential properties on Kersie 
Road and a planning condition will be imposed to ensure the installation of 
the acoustic fencing prior to operation of the development. 
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2.26 Several objections raised the potential issue of dust/dirt as a result of the 
proposed development.  Environmental Health have advised that this would 
only be an issue if the yard was unsealed however, plans submitted by the 
applicant show that the yard will be surfaced in permeable asphalt.  It is 
therefore considered that there would be no unacceptable impacts as a result 
of dust/dirt from the proposed development. 

2.27 With regards to potential impacts from fumes, given the small amount of 
recovery/maintenance vehicles operating from the site and that only very 
basic maintenance will ever be carried out on stored vehicles, it is considered 
that the proposed development would not result in any unacceptable impacts 
as a result of fumes.  Environmental Health have not raised concerns in this 
regard. 

2.28 While the applicant has not included specific details on lighting proposals for 
the site, a condition will be applied that the applicant submits a lighting plan 
prior to the commencement of works as recommended by Environmental 
Health.  Potential impacts from lighting can be addressed by ensuring lighting 
is installed to only light the compound (facing away from the residential 
properties) and include features such as timers and adjustable shrouds (or 
similar). 

2.29 The siting of the proposed workshop would be located adjacent to an area of 
undeveloped land that is currently allocated for residential development for 5 
units in the current LDP ('H081: East of 39 Kersie Road).  Given the siting 
and orientation of the workshop, it would not result in any unacceptable 
impacts of overshadowing on the existing rear garden or properties on Kersie 
Road. 

2.30 Scale, Layout and Design:  The layout of the proposed development has 
sited the workshop at the furthest point from residential properties on Kersie 
Road while parking has been located around the site perimeter to further 
mitigate any potential noise impacts.  The workshop and attached office is 
typical of units found in this setting and its scale and overall design is 
acceptable.  The proposed boundary treatment of acoustic fencing along the 
southern boundary and mesh security fencing elsewhere is appropriate for 
the use and setting within the industrial estate.  

2.31 Transport and Access:  The Council’s Transport Development Team were 
consulted on the proposed development and raised no objection subject to 
conditions on the provision of a new access and associated visibility splays to 
the site; a travel plan, EV charging specification, parking (Inc. accessible and 
cycle), a Construction Traffic Management Plan and maintaining access to 
the nearby core path. 

2.32 Flood and Drainage:  The Council’s Flood Officer was consulted on the 
proposed development and raised no objection subject to a condition 
requiring the applicant to submit a surface water and drainage plan. 

2.33 Summary of Assessment: It is considered that the application complies with 
the development plan and there are no material considerations that would 
weigh against the approval of this application. Consequently, the application 
is recommended for approval. 
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3. Implications  

Equality and Socio-Economic Impact 

3.1 The contents of this report were assessed under the Council’s Equality and 
Socio-economic Impact Assessment (EqSIA) process.  It was determined that 
an Equality and Socio-economic Impact Assessment was not required as the 
proposal seeks to determine a planning application in line with the 
Development Plan.  Both duties have been considered and no direct impact 
on these duties have been identified as a result of determination of this 
planning application.  In terms of monitoring, the application will be subject to 
normal procedures on planning control. 

Climate Change, Sustainability and Environmental Impact 

3.2 An Environmental Impact Assessment is not required.  

Other Policy Implications 

3.3 All relevant policies have been set out within Considerations.    

Consultations 

3.4 As set out within Considerations.  

 

4. Background Papers 
4.1 EqSIA Report. 

4.2 Planning Application file 22/00662/FUL.  File can be viewed online at:  View 
Application 

4.3 List of determining plans: 

Stirling Council Plan No. Name Ref on Plan 
 

01 Location Plan SD/2219/01 revA 
 

02 Floor Plans SD/2219/03 
 

03 Elevations SD/2219/04 
04 Site Plan SD/2219/02 revB 

 

  

5. Appendices 
5.1 Appendix 1 – Conditions.  

5.2 Appendix 2 – Location of Development. 
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APPENDIX 1 

 

Erection of Class 5 General Industry building (proposed vehicle storage and 
recovery), including associated office, parking, yard area, security fencing, acoustic 
fencing and formation of new access at Land North West And Adjacent To 40,Kersie 

Road,Throsk - Euroroute Ltd - 22/00662/FUL 

Approve, subject to the following conditions: 

 

1. Expiry Date - Standard:  Unless the development hereby permitted has already 
begun, this permission will lapse after a period of 3 years beginning with the date of 
this Decision Notice.  This condition is a condition pursuant to Section 58(1)(a) of the 
Town and Country Planning (Scotland) Act 1997 (as amended) for this permission. 

Reason: In the judgement of the Planning Authority, no greater or shorter period of 
time for implementation of this permission should be applied than as provided for by 
Section 58(2) of the Town and Country Planning (Scotland) Act 1997 (as amended). 

2. Drainage:  Prior to works commencing on site of the development hereby approved, 
proposed drainage arrangements are to be submitted to and approved in writing by 
the Planning Authority. Thereafter, the development shall be implemented in full 
accordance with the approved drainage arrangements. 
 
Reason: In order to ensure that adequate and timeous drainage arrangements are 
made. 
 

3. Lighting:  Prior to any works commencing on site of the development hereby 
approved, of a Lighting Plan detailing the external lighting of the development site 
shall be submitted in writing to the Planning Authority for approval.  Thereafter, the 
development shall be implemented in full accordance with the approved Lighting 
Plan. 

Reason:  To protect occupants of nearby housing from potential light pollution. 

4. Access:  Prior to the commencement of any building works within the site, the 
access onto the public road shall be fully formed and available for use.  The access 
shall be constructed as follows: 

(a) A bellmouth junction, consisting of a 6m access radii, leading to a minimum 
throat width of 6m;  

(b) provide pedestrian crossing at pedestrian desire lines;  
(c) have a gradient not exceeding 1:10 along its length from the public road edge 

to the junction throat;  
(d) the vehicular access and its footway connections shall be fully surfaced to the 

requirements of the Roads Authority; 
(e) be designed to avoid interfering with existing roads infrastructure, including 

(but not limited to) road lighting and drainage, all of which should not be 
present within the junction area; and  

(f) sufficiently drained to ensure no loose material or surface water are carried 
forward onto the public road. 
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(g) visibility splays of 2.4m x 25m shall be provided at the access point to the site 
from the public road, within which there shall be no obstruction to visibility 
greater than 0.6m in height above carriageway level. Once provided, the 
visibility splays shall be maintained as such in perpetuity. 

 
Reason: In the interests of Road Safety. 
 

5. Travel Plan:  Prior to the commencement of the operation of the development, a 
Travel Plan shall be submitted to and approved in writing by the Planning Authority.  
The Travel Plan shall set out proposals for integrating sustainable travel into the 
businesses operations, and identify measures to be implemented, the system of 
management, enforcement, monitoring, review and funding arrangements to sustain 
commitments for the duration of the plan.  Specific consideration should be given to 
parking requirements within the site, and ensuring there is sufficient parking to meet 
the demands of the business without overspill onto the public road. 
 
Reason:  In the interests of ensuring that a variety of transport and access options 
are available to users of the site. 
 

6. Electric Vehicle Charging Specification:  No development shall commence until a 
scheme detailing the provision of electric vehicle charging points within the 
development site has been submitted to and approved in writing by the Planning 
Authority.  The scheme shall include no fewer than three electric vehicle charging 
points, timescales for the installation of the electric vehicle charging points, and their 
positions within the site with at least one positioned in order that it can serve users of 
accessible parking spaces.  Thereafter, the development shall be implemented in full 
accordance with the approved scheme. 
  
Reason: To ensure that charging facilities for electric vehicles are provided. 
 

7. Construction Traffic Management Plan (CTMP):  Prior to the commencement of 
any works on site, a Construction Traffic Management Plan (including access and 
parking arrangements for construction vehicles) shall be submitted for the written 
approval of the Planning Authority.  Thereafter, the development shall be carried out 
in full accordance with the approved Construction Traffic Management Plan, and 
remain in place until the development is complete. 
 
Reason: In the interests of Road Safety. 
 

8. Vehicular Parking:  Prior to the commencement of operations on the development 
site, the car parking areas, inclusive of all parking spaces, circulatory areas and 
supporting infrastructure, as shown in drawing ref; ‘SD/2219/02 Rev. A’, shall be fully 
constructed and available for use.  
 
Reason:  To ensure adequate parking levels are provided on site. 
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9. Accessible Parking:  Prior to the commencement of operations on the development 
site, a minimum of 2no. accessible parking space shall be provided within the 
curtilage of the site.  The accessible bay shall measure a minimum of 2.4m x4.8m, 
and be provided with a 1.2m hatched surround on 3 sides.  The accompanying 
markings shall comply with the standards set out in Transport Scotland’s Roads for 
All and the Department for Transport’s Inclusive Mobility guidance.  Level access 
shall be provided onto any adjacent walkways, roads or surfaced areas. 
 
Reason:  To ensure adequate parking levels are provided on site. 
 

10. Cycle Parking:  Prior to the commencement of any works on site, a specification for 
four cycle parking stands shall be submitted to the Planning Authority for approval.  
All cycle parking shall be provided within a shelter, with the stands and shelter 
provided in accordance with the guidance set out within Transport Scotland’s Cycle 
by Design guidance.  The cycle parking facilities shall be fully constructed and 
available for use prior to the commencement of operations of the development. 

Reason:  To ensure that appropriate cycle parking is provided on site. 

11. Hours of Operation – Repairs and Maintenance:  Any repairs or maintenance of 
motor vehicles shall only take place inside the workshop and shall not take place at 
all outside the hours of 0830 to 1900 on any day of the week. 

Reason:  To protect occupants of nearby housing from noise disturbance. 

12. Accoustic Fencing:  Prior to the commencement of operations of the development 
 site the Acoustic fencing, as shown on drawing SD/2219/02 revB ,shall be in place. 

Reason:  In the interests of residential amenity. 

 

Advisory Note 

Core Path: The access to the Industrial Estate from the A905 is a Core Path (Core Path No: 
9078Po/02). This route shall remain open to all and free from any obstruction or deterrence 
at all stages during and post construction works, and thereafter. Should there be a 
requirement to close the route on a temporary basis, approval will be required from Stirling 
Council’s Transport Development Team prior to works any commencing. 
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Appendix 2 

Location of Development 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 
Reproduced by permission of Ordnance Survey on behalf of HMSO. © Crown copyright and database right 2023.  All rights 
reserved. Ordnance Survey Licence number 100020780 
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Stirling Council  Agenda Item No. 8 

Planning & Regulation Panel Date of 
Meeting:  23 May 2023 

Not Exempt 

Erection Of 85 Dwelling Houses, Formation Of New Access, 
Associated Infrastructure And Open Space At Land To South 
Of Croftside Farm And North Of Hillhead Farm Steadings, 
Stirling - Bellway Homes Limited (Scotland Division) - 
17/00946/FUL - Report To Consider Changes To Previously 
Approved Conditions And Updated Drawings 

 

Purpose  
Planning application 17/00946/FUL cannot be determined under delegated powers and 
requires to be determined by the Planning and Regulation Panel under the Scheme of 
Delegation.  

 

Recommendations  
The Planning & Regulation Panel is asked to:  

1. approve the application subject to the conditions detailed in Appendix 1, and the 
conclusion of the Section 75 Legal Agreement. 

 

Resource Implications  
Not applicable. 

 

Legal & Risk Implications  
This application has generated a number of letters of objection, which under the Scheme of 
Delegation, requires the application to be determined at planning panel. The application is 
also a major application which must be determined at planning panel under the Scheme of 
Delegation.  

This report forms the Report of Handling for the planning application in compliance with the 
Town and Country Planning (Development Management Procedure) (Scotland) Regulations 
2013. 
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1. Background  
1.1 This application was approved at Planning and Regulation Panel on 30 March 

2021 subject to conditions, and the satisfactory conclusion of a Section 75 
Legal Agreement. 

1.2 In the intervening period between the application being minded for approval at 
the Planning and Regulation Panel, and the Section 75 Legal Agreement 
being concluded, National Planning Framework 4 (NPF4) has been adopted 
by Scottish Ministers on 13 February 2023. 

1.3 NPF4 is now part of the Development Plan against which these development 
proposals must be assessed.  As the formal Decision Notice has not been 
issued it is appropriate that the application is returned to the Planning and 
Regulation Panel so that Members can have regard to NPF4, and the whole 
Development Plan, in their decision making. 

1.4 The applicant has also sought minor alterations to the layout of the 
development site.  In addition there are a few minor changes to the conditions 
previously approved.  The amendments to the layout and conditions are set 
out in more detail within sections 2.72-2.78 of this report. 

1.5 This report should be seen as an addendum and update to the original Report 
of Handling as set out in Background Papers.  This report relates solely to the 
following: 

1.5.1 The adoption of NPF4, which now forms part of the Development 
Plan, and an assessment of application against the relevant NPF4 
policies. 

1.5.2 Minor alterations to the application red line boundary due to the title to 
the land being smaller and resultant minor changes to the affordable 
housing layout and the location of the eastern footway link. 

1.5.3 The proposed recommendation of four additional conditions, and 
changes to one previously imposed condition, arising from points 1 
and 2 above.  An additional condition is also recommended in relation 
to the time limit for implementing planning permission in accordance 
with section 58 (1) (a) of the Town and Country Planning (Scotland) 
Act 1997 (as amended).  A number of other conditions have had minor 
changes to the wording to improve their clarity, the reason for 
recommending the condition is not changed.  

1.6 The Report of Handling remains relevant on all matters other than related to 
considering the points set out above, and the decision dated 30 March 2021 
is a material consideration in the assessment of the proposal. 

1.7 The site forms part of an allocated Housing, Employment and Retail site 
(H055, B10 and R09) allocated in the Stirling Local Development Plan 2018.  
The allocated site is also covered by non-statutory Supplementary Guidance - 
SG08: South Stirling Gateway Masterplan. 
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1.8 It should be noted that since the minded to grant decision on this application 
on 30 March 2021, Planning Permission in Principle has been granted on the 
adjacent site for a mixed Use Development Comprising Circa 800 New 
Homes (Private And 25% Affordable), Provision For Local Retail/Commercial 
Uses Comprising Of Classes 1, 2, 3, 4 And Sui Generis (Hot Food 
Takeaway), A Primary School, A Park And Ride Facility And A Golf Facility 
With Associated Infrastructure, Earthworks, Landscaping, Play Areas And 
Public Open Space. Planning application reference 18/00850/PPP refers and 
covers the land to the east and south of the application site. 

1.9 It should also be noted that the adjacent development site will be phased over 
a number of years, with a detailed phasing plan to be agreed as part of the 
Matters Specified in Conditions application/s (MSC).  These are required for 
submission and approval by the Planning Authority pursuant to the granting of 
planning permission in principle. 

1.10 The applicant, Persimmon Homes, have submitted two MSC applications: 

1.10.1 For the approval of Matters Specified in Conditions 1 of planning 
permission 18/00850/PPP for the erection of 110no. dwelling houses 
and associated infrastructure and landscaping: at land North East Of 
Pirnhall, and South West Of Bannockburn, Bannockburn; and 

1.10.2 22/00812/MSC for the approval of Matters Specified in Conditions 1(d) 
levels, 1(e) phasing plan, 1(g) contaminated land, and the discharge 
of Conditions 2 Mining, 5 Access, 6 Bats, 7 Archaeology, 29 
Contamination of planning permission 18/00850/PPP: at land North 
East Of Pirnhall And South West Of Bannockburn Bannockburn.  

 

Both applications are still under consideration.  

 

2. Considerations 
The Site 

2.1 The site extends to approximately 3.93 hectares and encompasses an area of 
agricultural land between Croftside Farm and Hillhead Farm near Pirnhall 
interchange.  The site is made up of two grazing paddocks with irregular 
boundaries.  The northern site boundary is defined by the access road 
leading to Craigford House and Cottages.  The same access road also serves 
Croftside Farm, the Barn Lodge and Croftside Cottage.  The northern 
boundary is made up of a mixture of dry stone walls, hedgerows and 
traditional wire and post fencing.  The western site boundary is defined by the 
A872/Glasgow Road and extends between the junction for access to 
Craigford House and the junction with Pirnhall Road. 

2.2 The southern boundary is initially defined by Pirnhall Road and the buildings 
of Hillhead Farm; thereafter the boundary follows the internal field divisions 
eastwards.  As the boundary approaches the golf course, it cuts north 
towards a well-defined drainage ditch (Craigford Ditch).  This Craigford Ditch 
runs parallel to the eastern site boundary and is marked by a post and wire 
fence line and a tree line of semi-deciduous trees.  The eastern boundary 
extends north towards Craigford House along the existing post and wire fence 
line. The site has been ostensibly cleared in advance of the development. 
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The Proposal 

2.3 The proposal is as set out in the original Report of Handling at Appendix 2 
with the exception of the following changes. 

2.4 The applicant has advised following review of their title that part of the land 
along the eastern site boundary is not contained within their title.  The 
ownership of this small parcel of land is unknown.  As a result, the following 
changes are required: 

2.5 The affordable housing layout has been amended but the overall provision of 
housing (21 units) and house type remains as per the previously approved 
layout.  The applicant has agreed this amendment directly with Forth Housing 
Association. 

2.6 The footway link into the open space, located to the east of the application 
site has now been moved further south along the eastern boundary between 
Plots 21 and 22.  This link will be provided up to the application site boundary.  
As a result, Condition 9 is amended to ensure that the provision of the 
footway is secured prior to the occupation of the dwellings to that part of the 
site. 

2.7 The garage serving Plot 73 has been relocated adjacent to the common 
boundary with the neighbouring property to the north east Plot 74. 

2.8 Condition 9 has been amended to reflect the amendments arising from points 
2.4 and 2.6 above.  Conditions 12, 13 and 31 are new conditions imposed in 
relation to securing biodiversity enhancements, landscaping and boundary 
treatment details to address the requirements of NPF4.  

Condition 1 in relation to the time limit for the development to be implemented 
has also been added to the decision in accordance with Section 58 (1) of the 
Town and Country Planning (Scotland) Act 1997 (as amended) and set out 
within Planning Circular 2/2022 Development Management Procedures dated 
21 October 2022. 

2.9 Detail of the amendments to the previously imposed conditions on the 
decision, and new recommended conditions, have been set out in further 
detail below at section 2.76-2.78 under the Assessment section of this report.  

Previous History 

2.10 As set out in the previous report of handling at Appendix 2 of this report. 

Consultations 

2.11 As set out in the original Report of Handling at Appendix 2 except for the 
additional re-consultations, is set out below.  

In particular, in order to address the requirements of NPF4, the applicant has 
submitted an updated Drainage Assessment (March 23), a revised 
landscaping scheme and Biodiversity Enhancement Plan (BEP). Further 
consultation was undertaken with the following consultees: 
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Bridge & Flood Maintenance 

2.12 No objection.  The flood volumes resulting from over-capacity pipes will be 
managed for the climate change event and will therefore align with the 
requirements of NPF4.  The previously recommended conditions should be 
imposed on the decision. 

Sustainability Officer 

2.13 No objection.  Consider more could be done to secure additional tree 
planting, greater variety of planting around the SUDs Pond, implementation 
details for bird and bat boxes, hibernacula and the creation of a habitat 
corridor.  A condition to secure an updated Biodiversity Enhancement Plan 
and landscape plans is recommended for imposition on the decision. 

Local Development Plan 

2.14 Section 25 of the Town and Country Planning (Scotland) Act 1997 (as 
amended) indicates that in making any determination under the Planning 
Acts, regard is to be had to the Development Plan.  The determination shall 
be made in accordance with the Plan unless material considerations indicate 
otherwise.  The following provisions of the Development Plan are considered 
relevant to the consideration of this application. 

2.15 Primary Policy 1: Placemaking; Policy 1.1: Site Planning; Policy 1.2: Design 
Process; Policy 1.3: Green Infrastructure and Open Space; Primary Policy 2: 
Supporting the Vision and Spatial Strategy; Policy 2.2: Planning for Mixed 
Communities and Affordable Housing; Policy 2.3: Particular Needs Housing 
and Accommodation; Primary Policy 3: Provision of Infrastructure; Policy 3.1: 
Addressing the Travel Demands of New Development; Policy 3.2: Site 
Drainage; Policy 3.3: Developer Contributions; Primary Policy 4: Greenhouse 
Gas Reduction; Policy 4.1: Low and Zero Carbon Buildings; Primary Policy 5: 
Flood Risk Management; Primary Policy 6: Resource Use and Waste 
Management; Primary Policy 7: Historic Environment; Policy 7.1: Archaeology 
and Historic Building Recording; Policy 7.8: Development affecting 
Battlefields, Gardens and Designed Landscapes; Primary Policy 8: 
Conservation and Enhancement of Biodiversity; Policy 8.1: Biodiversity Duty; 
Primary Policy 9: Managing Landscape Change; Policy 9.3: Landscaping and 
Planting in Association with Development; Primary Policy 10: Forestry, 
Woodlands and Trees; Policy 10.1: Development Impact on Trees and 
Hedgerows; Primary Policy 13: The Water Environment; Primary Policy 14: 
Soil Conservation and Agricultural Land. 

2.16 The Stirling Local Development Plan allocates this site for Housing (H055 
South Stirling Gateway) and it is included in the Schedule of Development 
Sites (Housing Sites H055 - Appendix A of the Plan).  

2.17. Supplementary Guidance: Flood Risk Management and the Water 
Environment (May 2020), Transport and Access for New Development 
(November 2021) and Developer Contributions (Feb 2023). 

National Planning Framework 4 

2.18. National Planning Framework 4 (NPF4) was adopted by the Scottish 
Ministers on 13th February 2023.  Alongside the Stirling Local Development 
Plan 2018, it is now part of the statutory Development Plan, as per Section 25 
of the Town and Country Planning (Scotland) Act 1997 and replaces NPF3 
and Scottish Planning Policy.  
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2.19. NPF4 policies considered relevant to the assessment of this application are: 
Policy 1 Tackling the climate and nature challenge; Policy 2 Climate 
mitigation and adaptation; Policy 3 Biodiversity; Policy 4 Natural places; 
Policy 7 Historic assets and places, Policy 12 Zero waste; Policy 13 
Sustainable transport, Policy 14 Design. Quality and place, Policy 15 Local 
Living and 20 minute neighbourhoods; Policy 15 Local Living and 20 minute 
neighbourhoods, Policy 16 Quality homes; Policy 18 Infrastructure first, Policy 
20 Blue and green infrastructure, Policy 21 Play, recreation and sport; Policy 
22 Flood risk and water management; Policy 23 Health and safety; Policy 24 
Digital Infrastructure 

Other Planning Policy 

2.20. Non-statutory Supplementary Guidance - SG01: Placemaking; SG02: Green 
Network; SG08 South Stirling Masterplan; SG17: Low and Zero Carbon 
Buildings; SG19: Waste Management; SG23: Introduction to Archaeology in 
Stirling; SG26: Biodiversity Conservation; SG28: Landscape Character 
Assessments; SG29: Landscape and Planting Requirements in New 
Developments; SG31: Trees and New Development; SG32: Trees and the 
Law. 

Assessment 

2.21. National Planning Framework 4 (NPF4) (2023) is now part of the Council's 
Development Plan.  It contains various policy provisions under the themes of 
Sustainable Places, Liveable Places and Productive Places. 

2.22. The relevant NPF4 policies to be considered are: Policy 1, 2, 3, 7, 12, 14, 15, 
16, 18, 20, 22, 23 and 24 and are grouped together under the themes of 
principle, design quality and place, local living, quality homes and 
infrastructure, sustainable transport, biodiversity, blue/green infrastructure, 
play and recreational sport, health and safety and digital infrastructure. 

2.23. Policy 1 (Tackling the climate and nature crisis) of NPF 4 gives significant 
weight to the global climate and nature crisis to ensure that it is recognised as 
a priority in all plans and decisions.  It is to be applied together with the other 
policies in NPF4. 

2.24. Principle of Development:  Policy 1 of NPF4 gives significant weight to the 
global climate and nature crisis.  It seeks to ensure that the spatial strategy 
set out in LDPs reduce emissions and adapt to current and future risks of 
climate change.  Spatial strategies should seek to achieve local living and 
compact urban growth.  The site is allocated (H055 refers) for residential 
development within the LDP and Policy 16 (Quality Homes) states that 
development proposals for new homes on land allocated for housing in Local 
Development Plans will be supported.  Local Development Plan Primary 
Policy 2 seeks to direct housing development to allocated sites identified for 
residential development within the Settlement Statements and is consistent 
with NPF4.  The proposal has a minded to grant Decision dated 30 March 
2021, which is a material consideration.  The development will assist the 
Council in meeting its housing supply objectives.  The principle of the 
development is therefore established and the proposal is compliant with 
policy.  
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2.25. Local Living, Quality Homes and Infrastructure:  Policy 15 (Local Living 
and 20 minute neighbourhoods) supports local living taking into the account 
the local context and settlement patterns and characteristics and challenges 
faced by each place.  As the wider allocation is delivered, South Stirling 
Gateway will contribute towards the principles of local living through the 
provision of a new school site, active travel links, play provision and open 
space, thereby supporting many of the neighbourhood needs.  The 
application site makes provision for connectivity and links into the wider South 
Stirling Gateway development; creating opportunity for access to walking, 
wheeling, cycling and leisure routes.  Public Transport will be accessed via 
improved footway connections to Glasgow Road and enhancements to the 
bus stops, as secured via condition (See Appendix 1, Condition 26).  

2.26. Policy 16 (a) supports proposals for new homes on land allocated for housing.  
Policy 16 (e) supports proposals where they make provision for affordable 
homes.  The site forms part of the wider South Stirling Gateway housing 
allocation and will contribute towards the delivery of housing including the 
provision of 21 affordable homes. 

2.27. Policy 18 (Infrastructure) supports development proposals which provide or 
contribute to infrastructure identified as necessary within the LDP.  The 
infrastructure requirements comply with Policy 18 and have been secured 
through a Section 75 Legal Agreement, which is nearly completed.  Full 
details of the identified infrastructure requirements are set out within the 
previous Report of Handling which is included at Appendix 2 section 2.88-
2.99 of this report. 

2.28. Design, Quality and Place:  Policy 14 (Design quality and place) (a) seeks 
to ensure that development improves the quality of an area; and Policy 14 (b) 
states that development proposals will be supported where they are 
consistent with the six qualities of successful places.  

2.29. The layout results in active frontages that overlook well connected streets, 
with links through to the north and east into existing areas of open space, as 
well as providing opportunities for connectivity into subsequent phases of the 
South Stirling Gateway development (to be bought forward by other 
developers).  The development will support ease of movement both from a 
health and wellbeing perspective as well as providing opportunities for 
connections to more sustainable modes of travel, that reduce the need for car 
dependency.  

2.30. The design of the housing, whilst utilising standard house types, has been 
modified to take account of the need to provide an appropriate rural transition 
to the west and includes more sensitive boundary treatments and materials, 
such as stone walling to this part of the site, the details of which will be 
secured by condition (See Appendix 1, Condition 14).  The applicant has 
submitted a revised landscaping scheme (see section 2.45 below) that will, 
subject to securing further details and enhancements via condition, result in a 
pleasant finish to the development as well as seeking to create opportunities 
to enhance biodiversity, (see Appendix 1, Conditions 12 and 13).  

2.31. It is therefore considered that the development will, on balance, positively 
contribute to the character of the area and is broadly compliant with the aims 
of Policy 14 (a) and (b) subject to securing further landscaping and boundary 
treatment details via condition. 
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2.32. Sustainable Transport:  NPF 4 Policy 13 (Sustainable transport) seeks to 
encourage sustainable travel choices and reduce the need to travel 
unsustainably.  

2.33. The application site provides pedestrian links into the land to the north and 
east of the site, and connections into the wider South Stirling Gateway, which 
in due course will provide active travel links from the south end of the South 
Stirling Gateway allocation via the re-purposed Pirnhall Road, through to the 
north, towards Bannockburn.  Bus penetration will be provided through the 
wider South Stirling Gateway site.  However, as this development will be 
delivered under a phased approach by another developer, it is possible that 
the application site will be delivered in advance of the adjacent wider South 
Stirling Gateway site.  As such a condition has been imposed on the decision 
to ensure that the bus stop facilities along Glasgow Road will be improved, 
and an enhanced pedestrian connection provided along Pirnhall Road, prior 
to the occupation of any dwelling on the site (See Appendix 1, Condition 26).  
An Ultra-Low Emission Vehicle (ULEV) Charging Strategy and charging 
points will be secured via conditions and in line with the Building Standards 
requirements (see Appendix 1 Conditions 29 and 30).  A Travel Plan will also 
be required by condition (See Appendix 1 Condition 25).  

2.34. It is noted, as set out in the previous Report of Handling (See Appendix 2 
Section 2.53) that Roads were satisfied with the access and junction 
arrangements for the site, road layout, and level of parking provision, subject 
to the imposition of the recommended conditions and securing a planning 
obligation towards Transport Infrastructure.  The development will contribute 
to the cost of strategic roads infrastructure as required for the South Stirling 
Gateway allocation.  The breakdown of Transport Infrastructure contributions 
can be seen in the previous Report of Handling at Appendix 2 Section 2.88.  It 
is recommended that all the previously imposed conditions are included on 
the decision as set out within Appendix 1.  As such it is considered that the 
development is in accordance with Policy 13 of NPF4. 

2.35. Historic assets and places: NPF4 Policy 7 (Historic assets and places) 
seeks to protect and enhance historic environment assets and places, and to 
enable positive change as a catalyst for the regeneration of places.  NPF 4 
Policy 7 (j) states that development proposals affecting nationally important 
Historic Battlefields will only be supported where they protect and, where 
appropriate, enhance their cultural significance, key landscape 
characteristics, physical remains and special qualities. 

2.36. A Landscape and Visual Appraisal (LVA) was submitted with the application.  
It concluded the development would not have a significant adverse effect 
upon the setting of the two Battlefield sites, – the Battle of Bannockburn and 
the Battle of Sauchieburn, both of which are listed on Historic Environment 
Scotland’s Inventory of Battlefields and both of which are of national 
significance.  Notwithstanding this, and as set out in the previous Report of 
Handling (Appendix 2 Section 2.82), Historic Environment Scotland 
considered that further archaeological works should be used to inform an 
updated Landscape and Visual Impact Assessment.  The requirement for an 
updated Landscape and Visual Impact Assessment has been included as a 
condition as per the earlier decision by Members (see Appendix 1, Condition 
31) to allow the developer to undertake intrusive archaeological assessment 
which can inform an updated Assessment. 
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2.37. NPF4 Policy 7 (o) (Historic assets and places) states that where there is 
potential for non-designated buried archaeological remains to exist below a 
site, developers will provide an evaluation of the archaeological resource at 
an early stage so that planning authorities can assess impacts.  

2.38. The application was supported by an Archaeological Desk-Based 
Assessment, the findings of which were agreed by the Council’s 
Archaeologist and no objection was raised to the development subject to the 
imposition of a condition to secure a Written Scheme of Archaeological 
Investigation (WSI).  The applicant has since this time produced a Data 
Structure Report (DSR) and a Post Excavation Research Design (PERD), in 
line with the Council’s Archaeologist’s advice.  Notwithstanding this, it is 
recommended that the condition remains on the decision as the applicant will 
be required to formally submit details and apply to discharge the condition 
post decision, in line with the Planning Authority’s discharging of conditions 
process.  It is therefore considered that the development complies with NPF4 
Policy 7 (j) and 7 (o).  

2.39. Zero Waste:  Policy 12 (Zero Waste) seeks to encourage, promote and 
facilitate development that is consistent with the waste hierarchy.  Policy 12 
(a) states that development proposals will seek to reduce, reuse, or recycle 
materials in line with the waste hierarchy.  The applicant has submitted a 
statement of intent in relation to addressing Policy 12 confirming that they use 
a private contractor to process all waste arising from construction works 
across all of their sites.  The approach taken is that all waste is firstly re-used 
where possible or segregated into separate skips to be recycled at Murdochs, 
their contractors’ depot.  As such it is considered that the development is 
compliant with NPF4 Policy 12 (a).  

2.40. Biodiversity: Policy 3 (Biodiversity) (a) requires development proposals to 
contribute to the enhancement of biodiversity, integrating nature based 
solutions where possible.  Policy 3 (b) requires development proposals for 
major development to enhance biodiversity, including nature networks so they 
are in a demonstrably better state than without intervention.  This will include 
future management. 

2.41. In assessing the previously approved landscaping scheme against Policy 3 
(a) and (b) it was considered that the development only achieved a fraction of 
what could be achieved in terms of biodiversity enhancements.  The applicant 
was therefore asked to re-visit the proposals and re-design a scheme that 
would result in greater biodiversity enhancements. 

2.42. Given the time that has lapsed since the decision at Planning Panel on 30 
March 2021, and in accordance with Condition 10 (as set out in Appendix 2 
within the previous report of handling), the applicant has provided an updated 
Ecology Report (dated February 2022), revised landscaping proposals and a 
Biodiversity Enhancement Plan (BEP).  The updated Ecology report 
confirmed that there are no protected species on the site.  The report notes 
that the site is a former arable field, now lacking any ground cover and with 
very little diversity in habitat and species. As such it is considered that a 
number of biodiversity enhancements could be incorporated within the 
development proposals that would result in a positive biodiversity gain. 

2.43. The Biodiversity Enhancement Plan now includes the recommendations set 
out in the Ecology Report (dated June 2017) that was originally submitted 
with the planning application, as well as a number of other biodiversity 
enhancements such as a green wall/screen to the western boundary, 
hedgehog highways, hibernacula, log piles, bird and bat boxes and rainwater 
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gardens. The developer has also indicated a willingness to provide 
householder information packs that will provide further information on creating 
wildlife friendly gardens and additional trees/bird/bat boxes to those residents 
that would like them.  It is recommended that a condition is imposed on the 
decision to secure further details in relation to these enhancements including 
the timescale for implementation and future maintenance (see Appendix 1, 
Condition 12). 

2.44. The applicant has submitted an updated landscaping scheme that includes a 
non-continuous native hedge along the western site boundary and a small 
increase in the number of trees across the site.  A greater variety of planting 
is proposed including areas of rough grass, bulbs, wet meadow mix and 
flowering lawn mix.  Notwithstanding this it is considered that the scheme 
could be further strengthened, particularly in relation to the north-west 
boundary, with a view to supporting wildlife connectivity and to provide a 
greater variety of planting around the SUDs pond to improve its biodiversity 
value.  In terms of future management, the developer has advised that they 
will ensure that within the missives that the purchasers are responsible for the 
common landscaped areas.  On completion of the development a factor will 
be appointed.  It is envisaged that they will set up a residents’ association.  
The residents’ association will thereafter ensure that the factor carries out the 
ongoing maintenance.  It is recommended that a condition is imposed on the 
decision to secure further revision and details in relation to the landscaping 
proposals including a timescale for implementation. 

2.45. It is therefore considered that subject to compliance with the recommended 
conditions, the development will contribute towards the enhancement of the 
site’s biodiversity value, including future management, and is therefore in 
accordance with NPF 4 Policy 3 (a) and (b). 

2.46. Blue Green Infrastructure and Play Recreation and Sport:  NPF 4 Policy 
20 (Blue and green infrastructure) (b) supports developments that incorporate 
or enhance blue and or green infrastructure. NPF4 Policy 21 (Play, recreation 
and sport) (d) states that developments likely to be occupied by children or 
young people will be supported where they incorporate well designed, good 
quality play provision.  

2.47. The approach previously adopted in terms of the location, amount and quality 
of open space delivered across the application site does not conflict with the 
aims of Policy 20 (b) (see Appendix 2 section 2.46 of the Report of Handling).  
Policy 18 Infrastructure first supports developments which provide or 
contribute towards infrastructure, in line with that identified as necessary 
within LDPs, and allows for the contribution that has been secured within the 
Section 75 Legal Agreement towards off-site play equipment.  

2.48. Connections have been provided into the existing open space to the north 
and east of the site, allowing the existing and proposed houses to access Cat 
Craig and the wider countryside via the development.  Condition 22, as 
previously imposed on the decision requires the submission of a Path and 
Active Travel Network – Access Management Strategy, to ensure that all 
internal and existing active travel routes are appropriately managed and 
access rights safeguarded throughout the construction phase (See Appendix 
2).  It is recommended that this condition is re-imposed on the decision (see 
Appendix 1 Condition 24). 
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2.49. NPF4 Policy 20 (e) requires development proposals that include new or 
enhanced blue and or green infrastructure will provide effective management 
and maintenance plans covering the funding arrangements for their long term 
delivery and upkeep, and the party or parties responsible for these.  It is 
understood that the applicant is in discussion with Scottish Water about the 
adoption of the SUDs basin, included to the north part of the development.  
However, this arrangement is not confirmed and as such it is recommended 
that Condition 4, as previously imposed on the decision, in relation to 
providing maintenance details for the SUDs basin prior to the commencement 
of the development on the site is re-imposed on the decision (See Appendix 1 
Condition 4). 

2.50. The development is therefore considered in accordance with NPF4 Policy 20 
(b), (e) and NPF 4 Policy 21 (d) and NPF4 Policy 18. 

2.51. Flood Risk and Water Management:  NPF4 Policy 22 (c) (Flood risk and 
water management) states that development proposals will not increase the 
risk of surface water flooding to others, or itself be at risk, manage rain and 
surface water through SUDs and seek to minimise the area of impermeable 
surface.  

2.52. Primary Policy 5 (Flood Risk Management) of the Stirling LDP is incompatible 
with NPF4 Policy 22 as it moves flooding from precautionary to avoidance.  
The 2015 Flood Risk Assessment (FRA) submitted with the application notes 
that the site is ‘not within the functional floodplain’ but the current Scottish 
Environment Protection Agency (SEPA) flood maps show that the site 
contains a small area at high risk of surface water flooding. In order to comply 
with NPF4, the drainage strategy (including SUDS) must take account of the 
climate change allowance, as set out by SEPA, which has been updated 
since the original Drainage Assessment was undertaken.  This is currently set 
at 39% for pluvial (surface water) flooding.  As such the applicant has 
submitted an updated Drainage Assessment and detailed how the flood 
volumes resulting from over-capacity pipes will be managed for the increased 
climate change event.  The Council’s Flood Officer has confirmed that the 
updated proposals are acceptable and align with the requirements of NPF4.  

2.53. Sustainable Urban Drainage Systems have been incorporated in the form of 
an attenuation basin, roadside filter trenches and porous paving.  The 
conditions that were imposed on the minded to grant decision in relation to 
minimum floor levels and securing a maintenance regime for the SUDS 
remain relevant and are recommended for imposition on the decision (see 
Appendix 2 Condition 1 and Condition 3). 

2.54. The development is therefore compliant with NPF4 Policy 22 (c). 

2.55. Health and Safety: NPF4 Policy 23 (Health and Safety) seeks to protect 
people and places from environmental harm, mitigate risks arising from safety 
hazards and encourage, promote and facilitate development that improves 
health and wellbeing.  
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2.56. NPF4 Policy 23 (d) states that proposals that are likely to have an adverse 
impact on Air Quality will not be supported.  An Air Quality Impact 
Assessment was submitted with the planning application.  The main concern 
in relation to Air Quality is the emissions generated by traffic.  The previously 
imposed conditions in terms of securing an Ultra-Low Emissions Vehicles 
Charging Strategy and Charging Points, in order to encourage take up of 
electric vehicles and reduce emissions, remain relevant and are 
recommended for imposition on the decision (See Appendix 1 Conditions 28 
and 29).  

2.57. NPF4 Policy 23 (e) states that developments that are likely to raise 
unacceptable noise levels will not be supported.  A Noise Impact Assessment 
was submitted with the application.  The Noise Report concluded that the 
assessment of road traffic noise in the rear gardens of the most exposed 
properties was found to be not significant.  A condition was imposed on the 
minded to grant decision to secure mitigation, in the form of acoustically 
attenuating trickle passive ventilators to three plots (80, 81 and 82) identified 
within the Noise Impact Assessment as requiring noise mitigation measures, 
to ensure that internal night time noise would be within the target noise 
criteria.  It is recommended that this condition remains on the decision (see 
Appendix 1 Condition 8).  

2.58. The development is therefore in accordance with Policy 23 (e) and (d) of 
NPF4. 

2.59. Digital Infrastructure: NPF4 Policy 24 (Digital infrastructure) seeks to 
encourage, promote and facilitate the rollout of digital infrastructure across 
Scotland to unlock the potential of all our places and the economy.  Condition 
29 as previously imposed on the decision, requires the provision of 
Broadband connectivity prior to the occupation of any houses (see Appendix 
2 Condition 29).  It is recommended that this condition remains on the 
decision (see Appendix 1 Condition 30).  

2.60. The development is therefore in accordance with Policy 24 of NPF 4. 

2.61. Site Investigations: Contamination and Mining: NPF4 Policy 9 (Brownfield, 
vacant and derelict land and empty buildings) (c) states that where land is 
known or suspected to be unstable or contaminated, development proposals 
will demonstrate that the land is, or can be made, safe and suitable for the 
proposed new use.  However, this is in relation to brownfield, vacant and 
derelict land.  The application site is agricultural land and this policy is not 
therefore applicable.  The assessment against LDP Primary Policy 6 
(Resource Use and Waste Management) criteria (e) of the LDP and as per 
the Report of Handling (see Appendix 2 section 2.80) remains relevant. 
Condition 4 Further Intrusive Site Investigations as imposed in relation to 
mining and condition 5 Contaminated Land Remediation in relation to 
contamination should be retained on the decision (as set out in Appendix 1). 
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2.62. Changes to the Development Layout:  Following review of the applicant’s 
title, it has been noted that there is a small area of land that was presumed to 
have been in the applicant’s ownership but is in fact not.  The applicant was 
not aware of this discrepancy.  The ownership of this small parcel of land is 
unknown.  This results in a small reduction in the site area and a change in 
the application red edge site boundary.  As a result, the following changes to 
the previously approved layout are required: 

2.63. The affordable housing layout has been amended but the overall provision of 
housing (21 units), and house type remains as per the previously approved 
layout and has been agreed by the applicant with Forth Housing Association.  
This minor alteration to the layout is therefore considered acceptable. 

2.64. The footway link into the open space, located to the east of the application 
site has now been moved further south along the eastern boundary between 
Plots 21 and 22.  This footway link will be provided up to the application site 
boundary.  It would not be reasonable to require the applicant to provide the 
link beyond the boundary and onto third party land via a planning condition as 
the applicant has no control over this land.  However, linkages through this 
area will be considered as part of the future planning applications that will be 
required for the adjacent wider South Stirling Gateway site.  As a result 
Condition 9 on the earlier Panel decision (See Appendix 2) is amended to the 
wording recommended for imposition on the decision for an updated 
Condition 9, and as included in Appendix 1 to this report.  This is a 
compliance condition to ensure that the provision of the footway is secured 
prior to the occupation of the dwellings to that part of the site. 

2.65. The garage serving Plot 73 has been relocated adjacent to the common 
boundary with the neighbouring property to the north east Plot 74 and will sit 
in line with this property’s garage.  This minor change to the layout is to take 
the garage out of the footprint of the archaeology works.  The revised location 
is acceptable. 

2.66. Amendments to Conditions:  The conditions that were previously imposed 
on the decision taken by the Planning and Regulation Panel on 30 March 
2021 are set out in Appendix 2 to this report.  As a result of the adoption of 
NPF4 a number of additional conditions to those previously imposed are 
recommended for imposition on the decision to secure further details in 
relation to biodiversity enhancement (Condition 12), an updated landscaping 
scheme (Condition 13) and boundary treatment details (Condition 32).  

2.67. To take account of the changes to the layout as set out under section 2.72 
above, Condition 9 has been amended.  Condition 1 in relation to the time 
limit for the development to be implemented has also been added to the 
decision in accordance with Section 58 (1) of the Town and Country Planning 
(Scotland) Act 1997 (as amended) and set out within Planning Circular 
2/2022 Development Management Procedures dated 21 October 2022.  
Minor amendments to the wording of some conditions has been made in the 
interests of clarity, the reasons for imposing them is not altered. 

2.68. The revised recommended conditions and reasons are set out below at 
Appendix 1. 

2.69. Conclusion:  In reviewing all the elements of this development it is 
considered that the proposal complies with the Development Plan, there are 
no material considerations that would weigh against it and the application is 
therefore recommended for approval subject to conditions and a Legal 
Agreement.  
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3. Implications  

Equality and Socio-Economic Impact 

3.1 The contents of this report were assessed under the Council’s Equality and 
Socio-economic Impact Assessment (EqSIA) process.  It was determined that 
an Equality and Socio-economic Impact Assessment was not required as the 
proposal seeks to determine a planning application in line with the Stirling 
Local Development Plan 2018.  Both duties have been considered and no 
direct impact on these duties have been identified as a result of determination 
of this planning application.  In terms of monitoring, the application will be 
subject to normal procedures on planning control. 

Climate Change, Sustainability and Environmental Impact 

3.2 An Environmental Impact Assessment is not required.  

Other Policy Implications 

3.3 All relevant policies have been set out within Considerations.    

Consultations 

3.4 As set out within Considerations.  

 

4. Background Papers 
4.1 EqSIA Report. 

4.2 Planning Application file 17/00946/FUL.  File can be viewed online at:  View 
Application 

4.3 List of determining plans: 

Stirling Council Plan No. Name Ref on Plan 
 

01 A Location Plan PL/LP/01 A 
 

02 H  Site Plan PL/SK/01 W 
 

04(A)1 Details HT003(4T) PL 01 
 

04(A)2 Details HT003(4T) PL 02 
 

04(A)3 Details HT003(4T) PL 03 
 

05(A)1 Details HT003_007(5T) PL 01 
 

05(A)2 Details HT003_007(5T) PL 02 
 

05(A)3 Details HT003_007(5T) PL 03 
 

06A Details PL (D) 01 
 

08A General AVONDALE (OPP) PL 01 
 

09B General BURGESS PL 01 
 

10A General BURGESS (OPP) PL 01 
 

11A General ERINVALE PL 01 
 

12A General ERINVALE (OPP) PL 01 
 

13B General LOMOND PL 01 
 

14A General LOMOND (OPP) PL 01 
 

15A General MERION PL 01 
 

16A General MERION (OPP) PL 01 
 

17 General OAKMONT.PL.01 
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18 Elevations OAKMONT PL02 
 

18 General OAKMONT.PL.02 
 

19A General PINEHURST PL 01 
 

20A General PINEHURST (OPP) PL 01 
 

21A General QUEENWOOD PL 01 
 

22A General QUEENWOOD (OPP) PL 01 
 

23A General SUNNINGDALE PL 01 
 

25A General SUNNINGDALE (OPP) PL 01 
 

28A General VICTORIA (OPP) PL 01 
 

29 General GAR/01A 
 

31B Details 17-015-30 F 
 

32B Details 17-015-31 F 
 

33B Details 17-015-32 F 
 

34B Details 17-015-33 F 
 
 

39B Details 17-015-20 F 
 
 

46 General LYTHAM (OPP) PL 01 
 

54 Details PL12(A) 01 
 

55 Details MAID / CYPR PL 02 
 

56 Details MAID / CYPR PL 01 
 

57 Details Lytham PL (C3) 01 
 

58 Details MERION 63 PL(C1)01 
 

59 Details Burgess PL 68 (C3) 01 
 

60 Details QUEENSWOOD PL74 (B)01 
 

61 Details Pinehurst 75/78 (C3) 01 
 

62 Details HT007 (SEMI-D) 
 

63 Details PLOT 80 (2C) 01 
 

64 Details HT007 (SEMI-D) 
 
 

66 Details KINLOCH PL-01 
 

67 Details AH 1Bed PL(D)01 
 

68 Details ERINVALE PLOT 77 PL (C1) 
 

69 Details Lomond PL 2AS (B) 01 
 

70 Details Lomond PL 56 (C3) 01 
 

 

5. Appendices 
5.1 Appendix 1 – Recommended Conditions and reasons. 

5.2 Appendix 2 - Previous Report of Handling from the Planning and Regulation 
Panel meeting dated 30 March 2021.  
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APPENDIX 1 

 

Erection of 85 dwelling houses, formation of new access, associated infrastructure 
and open space at Land To South Of Croftside Farm And North Of Hillhead Farm 
Steadings,Stirling - Bellway Homes Limited (Scotland Division) - 17/00946/FUL 

Approve, subject to the following conditions: 

1. Time Limit:  Unless the development hereby permitted has already begun, this 
permission will lapse after a period of 3 years beginning with the date of this Decision 
Notice.  This condition is a condition pursuant to section 58 (1) (a) of the Town and 
Country Planning (Scotland) Act 1997 (as amended). 

 
2. Finished Floor Levels and Discharge Rates:  The finished floor levels for 

residential properties adjacent to the Craigford Ditch and along the eastern site 
boundary shall be set to a minimum level of 50.4 OD.  Greenfield discharge shall be 
limited to 26.5L/s-1 in accordance with recommendations of the submitted Flood Risk 
Assessment (December 2015 and the updated drainage assessment (31 March 
2023). 

 
3. Construction Phase Sustainable Urban Drainage System Maintenance (SUDS):  

Prior to works commencing on site, a Method Statement for construction phase 
SUDS shall be submitted to the Planning Authority for written approval.  And 
thereafter carried out in line with the approved plans. 

 
4. Further Intrusive Site Investigations:  Prior to the commencement of development, 

a scheme of further intrusive site investigations relating to shallow coal mine 
workings shall be agreed with the Planning Authority in consultation with the Coal 
Authority.  The scheme shall be sufficient to assess the ground conditions and inform 
the required remedial works.  The works shall be carried out as agreed and a report 
of findings arising from the further intrusive site investigations, including details of the 
extent and nature of the remedial works necessary, shall be submitted for approval 
by the Planning Authority in consultation with the Coal Authority.  On approval, the 
remedial works shall be implemented as agreed. 
 

5. Contaminated Land Remediation:  Remediation of the site shall be carried out in 
accordance with a remediation plan to be approved by Stirling Council in advance of 
works.  The remediation measures set out within Section 11.0 of the Contaminated 
Land Investigation Report (undertaken by Mason Evans, dated Oct 2017: Project ref 
P17/470) are to be incorporated into the remediation plan.  On completion of the 
remediation works and prior to the site being occupied, the developer shall submit a 
report to the Planning Authority confirming the works have been carried out in 
accordance with the remediation plan. 

 
6. Unsuspected Contamination:  The presence of any previously unsuspected or 

unencountered contamination that becomes evident during the development of the 
site shall be brought to the attention of the Planning Authority within one week.  At 
this stage a comprehensive contaminated land investigation shall be carried out if 
requested by the Planning Authority. 

 

  

71



7. Programme of Archaeological Works:  No works shall take place within the 
development site until the developer has secured the implementation of a programme 
of archaeological works in accordance with a written scheme of investigation which 
has been submitted by the applicant, agreed by the Stirling Council Planning Officer 
(Archaeology), and approved by the Planning Authority.  Thereafter the developer 
shall ensure that the programme of archaeological works is fully implemented and 
that all recording and recovery of archaeological resources within the development 
site is undertaken to the satisfaction of the Planning Authority in agreement with the 
Stirling Council Planning Officer (Archaeology).  Such a programme of works could 
include some or all of the following historical research, excavation, post-excavation 
assessment and analysis, publication in an appropriate academic journal and 
archiving. 
 

8. Noise Mitigation:  Prior to the occupation of Plots 80, 81 and 82, the noise mitigation 
set out within Section 5 of the ‘Noise Assessment, Revision A’ report dated February 
2021 which included, but was not limited to, the incorporation of acoustically 
attenuating trickle passive ventilators fitted to bedroom windows of south-western 
elevations in Plots 80, 81 & 82 and the north-western elevation of Plot 80, shall be 
implemented in full.  

 
9. Timing of Footpath Provision:  No market unit within the eastern sector of the 

development (Plots 13 to 25 inclusive and Plots 47 to 50 inclusive), shall be occupied 
until the pedestrian footpath link between Plots 21 and 22 has been fully formed and 
suitably surfaced on site. 

 
10. Updated Ecological Assessment:  Prior to the commencement of any works on 

site, an update to the Protected Species Survey (undertaken by Enviro Centre and 
dated June 2017), shall be submitted to the Planning Authority for written approval.  
No works shall commence on site until the extent of any mitigation identified in the 
updated survey has been agreed in writing with the Planning Authority.  The 
development shall thereafter commence in accordance with the agreed mitigation. 

 
11. Timing of Vegetation Clearance:  Vegetation clearance shall be undertaken outwith 

the bird breeding season (March to August inclusive).  If the foregoing cannot be 
achieved then a pre-construction/enabling works nesting bird check shall be 
undertaken by a suitably qualified ecologist.   
 

12. Updated Biodiversity Enhancement Plan (BEP):  Prior to the commencement of 
development on site, an updated Biodiversity Enhancement Plan shall be submitted 
to and approved in writing by the Planning Authority.  The Biodiversity Enhancement 
Plan and supporting drawings/details shall include, but not be limited to, details of all 
proposed biodiversity enhancements, including a timetable for their implementation 
and on-going monitoring and maintenance arrangements.  Thereafter the biodiversity 
enhancements will be implemented on site in accordance with the timetable for 
implementation within the approved Biodiversity Enhancement Plan.  

 
13. Updated Soft Landscape Proposals:  Prior to the commencement of development 

on site, updated landscape proposals shall be submitted to and approved in writing 
by the Planning Authority.  The landscape proposals shall include but not be limited 
to the following: 
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(a) The location of proposed trees, shrubs, hedges, grassed/planted areas and 
any water features. In particular native species that enhance biodiversity 
should be included.  

(b) A schedule of planting to comprise species, plant sizes and proposed 
numbers and density. 

(c) A programme for the implementation, completion and subsequent 
management of the proposed landscaping. 

All soft landscaping proposals shall be carried out in accordance with the approved 
planting scheme and management programme.  Any planting which, within a period 
of 5 years from the completion of the development, in the opinion of the Planning 
Authority is dying, being severely damaged or becoming seriously diseased, shall be 
replaced by plants of similar size and species to those originally required to be 
planted.  

 
14. Details of Stone Walls:  Prior to the commencement of works on the western 

section of the site (plots west of the central access road), full details of the proposed 
stone walls (Detail A & E) shall be submitted to the Planning Authority for written 
approval.  The information shall specify the stone and mortar to be used and shall be 
detailed on drawings including elevations, plans and sections.  The development 
shall thereafter commence on the western section of the site in accordance with the 
agreed walling details. 

 
15. Access from Site to Pirnhall Road and onto the A872/Glasgow Road:  No 

construction works shall take place on this site until details of the site access onto 
Pirnhall Road and access onto the A872/Glasgow Road have been submitted to, and 
approved in writing by, the Planning Authority in consultation with the Roads 
Development Control. 

 
16. Phasing Plan:  Prior to the commencement of works on site, a Phasing Plan shall be 

submitted to the Planning Authority for written approval.  The Phasing Plan shall set 
out the programme of works and the proposed timing of each and all phases of the 
development.  It shall detail the provision of drainage, road construction, building 
construction (both market housing and affordable housing), planting and other 
associated works for each phase of the development.  Thereafter the development 
shall be carried out in accordance with the approved Phasing Plan. 

 
17. Roads Design:  The design and construction of all roads within the proposed 

development shall be in accordance with the requirements of this Authority’s 
specification and shall incorporate the design guidance given in Designing Streets, 
and the National Roads Development Guide, and shall be offered for adoption upon 
satisfactory completion. 
 

18. Road Safety Audit:  Prior to the commencement of any works, a Stage 1 Road 
Safety Audit shall be submitted for the written approval of the Planning Authority in 
consultation with the Transport Development Team.  The Road Safety Audit shall 
consider the development layout, including the junction onto Pirnhall Road, and the 
section of Pirnhall Road between the junction and Glasgow Road.   
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19. Internal Junction Visibility:  Visibility requirements within the site shall comply with 
Designing Streets Guidance. A 2.4 metre x 25 metre (subject to design speed) 
minimum splay should be provided at all internal junctions.  Forward visibility on the 
inside of bends should be a minimum of 25 metres and within these splays there 
should be no obstruction to visibility over 0.6 metres in height above adjoining 
carriageway level. 
 

20. Surface Water Drainage:  The surface water drainage system shall be designed to 
the requirements and satisfaction of SEPA, the Water Authority and Stirling Council, 
taking account of the sustainable urban drainage (SUDS) principles and in 
accordance with the guidance given in ‘SUDS for Roads’.  The SUDS strategy will 
include details of measures to be employed during the construction phase of the 
project. 

 
21. Parking Requirements:  Parking requirements, including disabled spaces and cycle 

parking provision, shall be provided in accordance with Draft Supplementary 
Guidance: Transport and Access for New Development.  Driveways shall be 
dimensioned either 3 metre wide x 5.5 metre long (single car), 5.5 metre wide x 5.5 
metre long/3 metre wide x 11 metre long (2 cars) or 7.5m wide x 5.5m deep to 
accommodate three cars.  Garage spaces do not count towards the required 
provision.  Parking spaces within private car parks/parking courts shall be 
dimensioned 2.5 metre x 5 metre and be served by a 6 metre aisle width.  Visitor 
parking spaces shall be evenly distributed throughout the site in order to optimise 
their use, and dimensioned 6m in length, where parallel to the carriageway.  

 
22. Driveway Construction:  Driveways shall not exceed gradients of 1:10 and should 

be suitably surface and drained. 
 
23. Driveway Visibility:  Visibility shall be provided and maintained at each driveway 

within which there should be no obstruction to visibility over 1.05m in height above 
road level within 2.0m of the carriageway edge over each plot’s frontage with the 
road.  Any proposed landscaping, including trees and hedging, should not encroach 
on or obstruct the visibility splays or envelopes. 

 
24. Path and Active Travel Network – Access Management Strategy:  No residential 

unit in connection with the permission hereby granted shall be occupied until an 
access management strategy for the internal path and active travel network, to cover 
the full period of construction works/operations has been submitted to, and approved 
in writing by, the Planning Authority in consultation with Stirling Council Transport 
Development.  The development shall thereafter be implemented on site in 
accordance with the approved Access Management Strategy for the duration of the 
construction works.  

 
25. Travel Plan:  No development shall be occupied until a comprehensive Travel Plan 

has been submitted to and approved in writing by the Planning Authority.  The 
approved Travel Plan shall then be implemented within the timescales to be set out 
within the proposed Travel Plan.  The Travel Plan shall set out proposals for reducing 
dependency on the private car against approved targets of the Transport Assessment 
and identify measures to be implemented, the system of management, enforcement, 
monitoring, review and funding arrangement to sustain commitments for the duration 
of the Plan. 
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26. Public Transport:  No residential unit shall be occupied until a plan detailing the 
improved bus stop facilities on Glasgow Road, along with enhanced pedestrian 
connection along Pirnhall Road, are submitted to and approved in writing by the 
Planning Authority.  Thereafter the approved details shall be implemented in full prior 
to any of the dwellings being occupied. 

 
27. Construction Traffic Management Plan (CTMP):  No development shall commence 

on site until a Construction Traffic Management Plan (including a routing plan for 
construction vehicles) has been submitted to, and approved in writing by, the 
Planning Authority.  The approved Construction Traffic Management Plan shall be 
implemented prior to development commencing and remain in place until the 
development is complete. 

 
28. Ultra-Low Emissions Vehicles (“ULEV”) Charging Strategy:  No residential unit in 

connection with the permission hereby approved shall be occupied until a ULEV 
charging strategy required to support a network of charge points and associated 
infrastructure within the site has been submitted to and approved in writing by the 
Planning Authority. 

The charging strategy shall include an appropriate method to calculate the level of 
demand for ULEV charge points based on levels of usage/uptake rates, and taking 
into account future usage predictions, as required to determine a proportionate level 
of ULEV charging and infrastructure provision at any point during the construction 
period.  However, as a minimum the provision of ULEV charge points shall not be 
fewer than 1 rapid charge point per 10 communal parking spaces, or part thereof, as 
relative to each communal parking court/area as defined in the detailed plans, and as 
illustrated below: 

 

 
 

29. Ultra-Low Emission Vehicle (“ULEV”) Charging Points: Details of the ULEV 
charge points pursuant to the condition above shall include: 

 
(a) Confirmation of the level of provision, type and power level, and ducting 

infrastructure for all residential and non-residential uses.  The level and type 
of provision relating to both change points and electricity infrastructure shall 
be in accordance with the ULEV Charging Strategy submitted under the 
above condition; 
 

(b) Plans, at a scale no greater than 1:250, detailing how charge points and 
associated infrastructure would be integrated into the specific layout of 
communal parking courts in relation to flatted developments; 

 
(c) A timescale for implementation of charge points and associated infrastructure 

as it relates to the completion of development in each phase, sub-phase; and, 
 

75



(d) Outline detail of a communication pack to be provided to each household on 
first occupation explaining how they can access electric car charging 
infrastructure. 

The scheme shall be carried out in accordance with the approved details and 
implemented in line with the approved timescales. 

30. Broadband Connectivity:  Prior to occupation of the first dwelling on site, the 
developer shall install the necessary infrastructure to enable the houses to be 
connected to the existing fibre optic network, where available, and in accordance with 
the relevant telecommunications provider's standards. 

 
31. Updated Landscape & Visual Impact Assessment:  Prior to any works 

commencing on the construction of either the site’s road network or the first 
residential unit, an updated Landscape & Visual Impact Assessment, informed by 
further archaeological assessment, shall be submitted to the Planning Authority for 
their written approval in consultation with Historic Environment Scotland. 

 
32. Updated Boundary Treatment details:  Prior to the commencement of development 

on site, updated boundary treatment details shall be submitted to and approved in 
writing by the Planning Authority.  The details shall include but not be limited to the 
design, finish, height and location of treatment; and pursuant to Condition 12 shall 
include the provision of any measures to enhance biodiversity such as hedgehog 
corridors, a wildlife wall or green screen.  The development shall thereafter be carried 
out on site in accordance with the approved details. 

 

Reasons 

1. Time Limit: In the judgement of the Planning Authority no greater or shorter period of 
time for implementation of this permission should be applied than as provided for by 
section 59(2B) of the Town and Country Planning (Scotland) Act 1997 (as amended). 
 

2. Finished Floor Levels and Discharge Rates:  To ensure that the floor levels of the 
residential properties in this location are set above any level where flooding may 
occur and to ensure that the development is undertaken in conformity with the 
information provided in support of the application. 
 

3. Construction Phase Sustainable Urban Drainage System Maintenance (SUDs): 
To ensure that surface water is appropriately treated during the construction phase of 
the development. 
 

4. Further Intrusive Site Investigations:  To ensure that shallow coal mine workings 
do not pose a risk to the development. 
 

5. Contaminated Land Remediation:  To ensure the site is suitably remediated for its 
proposed use and to provide verification that the remediation has been carried out to 
the Authority’s satisfaction. 
 

6. Unsuspected Contamination:  To ensure all contamination within the site is dealt 
with. 
 

7.  Programme of Archaeological Works:  To safeguard and record the 
archaeological potential of the area. 
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8. Noise Mitigation:  To ensure that night time noise levels are maintained within the 

target noise criteria (30dB) and residents of the development hereby approved are 
not adversely affected by road traffic noise. 
 

9. Timing of Footpath Provision:  To ensure that the footpath link is provided at an 
appropriate stage of the development. 
 

10. Updated Ecological Assessment:  Since the information within the submitted 
survey was only valid for a 12 month period and to ensure that appropriate mitigation 
measures are in place should the presence of protected species subsequently be 
identified. 
 

11. Timing of Vegetation Clearance:  To ensure that the development does not impact 
adversely upon nesting birds.  
 

12. Updated Biodiversity Enhancement Plan (BEP):  To ensure that the development 
makes provision to enhance biodiversity, providing nature based solutions where 
possible and providing for future management. 
 

13. Updated Soft Landscape Proposals:  To ensure that an appropriate finish to the 
development in secured, in the interests of the visual amenity of the area and to 
enhance biodiversity and support existing nature corridors. 
 

14. Details of Stone Walls:  To ensure that the walls to be incorporated within this 
development are of sufficient quality and character which enhances the countryside 
location of the site and achieves the outcome envisioned in the Masterplan. 
 

15. Access from Site to Pirnhall Road and onto the A872/Glasgow Road:  To ensure 
full consideration has been taken of the access requirements of the South Stirling 
Gateway allocation and the implications of this development in relation to the wider 
allocated site. 
 

16. Phasing Plan:  To ensure agreement is reached between the Planning Authority and 
the developer in terms of the timing and provision of certain aspects of the 
development. 
 

17. Roads Design:  To ensure that the road design meets the Authority’s standard and 
in the interests of road safety. 
 

18. Road Safety Audit:  To ensure that the junction onto Pirnhall Road, and the section 
of Pirnhall Road between the junction and Glasgow Road are suitable to 
accommodate the traffic generated as a result of this development and in the 
interests of road safety.  
 

19. Internal Junction Visibility:  To ensure that drivers have clear visibility so that they 
can join the road safely. 
 

20. Surface Water Drainage:  To ensure the treatment and attenuation of surface water 
within the development. 
 

21. Parking Requirements:  To ensure that there is sufficient parking provided to serve 
the needs of all users within the development and that the parking is appropriately 
dimensioned. 
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22. Driveway Construction:  To ensure no loose material or surface water is discharged 

from the driveway onto the road. 
 

23. Driveway Visibility:  To ensure that drivers exiting driveways have a clear view of 
any oncoming vehicles, bikes or pedestrians and vice versa. 
 

24. Path and Active Travel Network - Access Management Strategy:  To ensure that 
the development offers the opportunity for residents to travel on foot safely during 
phased construction works. 
 

25. Travel Plan:  In the interests of sustainable transport and in order to reduce the 
impact on the transport network as a result of private motorised travel. 
 

26. Public Transport:  Should this application be advanced to construction before the 
bus penetration along Pirnhall Road is in place to serve the South Stirling allocation, 
alternative facilities must be in place to ensure that residents of this development 
have access to public transport. 
 

27. Construction Traffic Management Plan (CTMP):  To ensure the impacts of 
construction vehicles are fully understood and mitigated. 
 

28. Ultra-Low Emissions Vehicles (“ULEV”) Charging Strategy:  To ensure the 
provision of appropriate charging infrastructure to encourage and sustain the uptake 
of ULEV in the interests of sustainability and local air quality, and to establish a 
minimum level of provision in accordance with ‘Delivering Clean Air for Scotland’ 
guidance. 
 

29. Ultra-Low Emission Vehicle (“ULEV”) Charging Points:  In the interests of air 
quality and sustainability, and in order to comply with the requirements of Stirling 
Council Supplementary Guidance Transport and Access for New Developments. 
 

30. Broadband Connectivity:  To ensure that the necessary infrastructure to enable 
fibre-based high-speed broadband in new homes is available in accordance with 
Primary Policy 3 of the Stirling Council Local Development Plan 2018. 
 

31. Updated Landscape & Visual Impact Assessment:  Further work is required to 
understand and assess the development’s potential impacts on the special qualities 
and key landscape characteristics of the Battle of Sauchieburn and the Battle of 
Bannockburn. 
 

32. Updated Boundary Treatment Details:  In order to secure an appropriate finish to 
the development, support wildlife connectivity through the site and aid biodiversity.  
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APPENDIX 2  - PREVIOUS REPORT OF HANDLING 

Stirling Council  Agenda Item No. 2 

Planning & Regulation 
Panel 

Date of 
Meeting:  30 March 2021 

Not Exempt 

Erection Of 85 Dwelling Houses, Formation Of New Access, 
Associated Infrastructure And Open Space At Land To South Of 
Croftside Farm And North Of Hillhead Farm Steadings, Stirling - 
Bellway Homes Limited (Scotland Division) - 17/00946/FUL 

 

Purpose & Summary  
Detailed planning permission is sought by Bellway Homes Limited (Scotland Division) to 
develop land on the south eastern edge of Stirling for a residential development comprising 
85 units with associated access, open space, landscaping and infrastructure.  

This application is a major planning application under the terms of the Town and Country 
Planning (Hierarchy of Developments) (Scotland) Regulations 2009.  The development is not 
considered to be significantly contrary to the Development Plan and so under the Council’s 
Scheme of Delegation for Determining Planning Applications should be determined by 
Planning and Regulatory Panel. 

This report forms the Report of Handling for the planning application in compliance with the 
Town and Country Planning (Development Management Procedure) (Scotland) Regulations 
2013. 

 

Recommendations  
Planning & Regulation Panel is asked to approve the application subject to: 

1. draft conditions set out in Appendix 1, and  

2. a Section 75 Legal Agreement. 

 

Resource Implications  
Not applicable. 

 

Legal & Risk Implications  
Not applicable  
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1. Background  
1.1. The site forms part of an allocated Housing, Employment and Retail site 

(H055, B10 and R09) allocated in the Stirling Local Development Plan 2018.  
The allocated site is also covered by non-statutory supplementary guidance - 
SG08: South Stirling Gateway Masterplan.  Members may recall determining 
a planning application in June 2020 (18/00850/PPP – 800 new homes) for 
part of this allocation. 

 

2. Considerations 
The Site 

2.1 The site extends to approximately 3.93 hectares and encompasses an area of 
agricultural land between Croftside Farm and Hillhead Farm near Pirnhall 
interchange.  The site is made up of two grazing paddocks with irregular 
boundaries.  The northern site boundary is defined by the access road 
leading to Craigford House and Cottages.  The same access road also serves 
Croftside Farm, the Barn Lodge and Croftside Cottage.  The northern 
boundary is made up of a mixture of dry stone walls, hedgerows and 
traditional wire and post fencing.  The western site boundary is defined by the 
A872/Glasgow Road and extends between the junction for access to 
Craigford House and the junction with Pirnhall Road. 

2.2 The southern boundary is initially defined by Pirnhall Road and the buildings 
of Hillhead Farm; thereafter the boundary follows the internal field divisions 
eastwards.  As the boundary approaches the golf course, it cuts north 
towards a well-defined drainage ditch (Craigford Ditch).  This Craigford Ditch 
runs parallel to the eastern site boundary and is marked by a post and wire 
fence line and a tree line of semi-deciduous trees.  The eastern boundary 
extends north towards Craigford House along the existing post and wire fence 
line. 

The Proposal 

2.3 The proposal is for the erection of 85 residential units which will comprise 21 
affordable units and 64 private units.  The affordable units will be a mix of:  2-
bed terrace (8 units), 1-bed cottage flats (4 units), 2-bed cottage flats (4 units) 
3-bed end-terrace (1 unit) and 3-bed semi-detached (4 units).  The private 
units will be a mix of: 2-bed terrace (2 units); 3-bed terrace (2 units), 3-bed 
semi-detached (2 units), 3-bed detached (12 units); 4-bed detached (40 
units); 5-bed detached (6 units).  The units, both affordable and private, are to 
be either a cream or white render with slate grey roof tiles. 

2.4 The proposal includes a new access onto Pirnhall Road to the west of 
Hillhead Farm.  There is to be a main spine road running southwest – 
northeast through the site with secondary and tertiary roads looping off it.  
Open space, amenity land is to be provided.  There will also be a Sustainable 
Urban Drainage System located within an area of the site opposite Croftside 
Farm.  The development will be set back from Glasgow Road (A872) by an 
area of landscaped open space and, as the site will sit above the level of the 
access road serving Croftside Farm/Craigforth Cottages etc., will be retained 
along the northwestern boundary. 
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Previous History 

2.5 There is no previous planning history on this site of relevance to this 
application. 

Consultations 

NHS Forth Valley: 

2.6 To allow NHS Forth Valley to support additional residential dwellings in this 
area, additional health care infrastructure will be required.  NHS Forth Valley 
is working with Stirling Council to identify health care infrastructure 
requirements for the Stirlingshire area as a whole and associated developer 
contributions.   

2.7 Discussions have taken place between NHS Forth Valley and Planning Policy 
regarding the Draft Supplementary Guidance on Developer Contributions. 

Scottish Water: 

2.8 No objection. 

2.9 Water - sufficient capacity in the Turret Water Treatment Works.  

2.10 Foul - sufficient capacity in the Stirling Waste Water Treatment Works. 

Scottish Environment Protection Agency (SEPA): 

2.11 SEPA previously objected to this application but removed objection as they 
were satisfied that the finished floor levels of the proposed properties were 
sufficiently above any predicted flood level from the adjacent ditch. 

Transport Scotland: 

2.12 Does not propose to advise against the granting of permission on the 
understanding that Stirling Council will make appropriate arrangements for 
developer contributions towards the required mitigation at Pirnhall in 
accordance with the Local Development Plan.  

Roads Development Control: 

2.13 No objection but suggest the following conditions be applied to any consent 
granted:  

A91 Road Mitigation – Primary Vehicular Access; A872 Road Mitigation – 
Secondary Vehicular Access; Access; Roads Design; Road Safety Audit; 
Swept Path Analysis; Internal Junction Visibility; Street Lighting; Surface 
Water Drainage; Parking Requirements; Driveway Construction; Driveway 
Visibility; Path and Active Travel Network – Access Management Strategy; 
Travel Plan; Public Transport; Construction Traffic Management Plan 
(CTMP); Speed Limit (A91); Speed Limit (A872); Ultra-Low Emissions 
Vehicles (“ULEV”) Charging Strategy; Ultra-Low Emission Vehicle (“ULEV”) 
Charging Points; Cycle Share Scheme; Public Access. 

2.14 Recommend a Legal Agreement to ensure compliance with Supplementary 
Guidance – Developer Contributions (a financial contribution is required to 
address the developments contribution to the cumulative traffic impacts within 
the area) and to ensure that the applicant contributes an equitable share 
(proportionate to development scale) to each of the following measures: 

2.14.1 A91 Primary Vehicular Access. 

2.14.2 A872 Secondary Vehicular Access. 

2.14.3 Active Travel Network Mitigation. 
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2.14.4 Milton Terrace Road Mitigation. 

2.15 Whilst the majority of conditions requested have been included within 
Appendix 1, some have not – the reasoning has been set out in the 
Assessment Section (Access/Transport) of this report.  This relates to: A91 
Road Mitigation – Primary Vehicular Access; A872 Road Mitigation – 
Secondary Vehicular Access; Speed Limit (A91); Speed Limit (A872) and 
Public Access.  Furthermore, some conditions are no longer required as the 
issue has been addressed within the submission (such as Swept Path 
Analysis).  

Environmental Health: 

2.16 Environmental Health had no adverse comments to make.  Comments were 
provided relating to construction noise, air quality, and dust.  Conditions were 
recommended in relation to noise and contaminated land. 

Bannockburn Community Council: 

2.17 When the Local Development Plan was agreed - all infrastructure, roads etc. 
would be put in place prior to house building taking place.  Access onto the 
A872 for a further 83 houses (traffic) would be impossible unless a 
roundabout or traffic lights were in place.  Access road from site onto Pirnhall 
Road would be dangerous as road is narrow and cars from nearby properties 
park on this road. 

Housing Strategy & Development: 

2.18 The development meets the requirement of 25% on-site provision of 
affordable housing.  The mix has been discussed and agreed with Forth 
Housing Association.  The mix is varied and suited to the needs of the local 
community.  The site is included in the Strategic Housing Investment Plan 
(SHIP) 2021-2026 for the homes to be delivered in partnership with Forth 
Housing Association. 

The Coal Authority: 

2.19 No objection subject to a condition requiring a scheme of further intrusive site 
investigations and remediation.  

Bridge & Flood Maintenance: 

2.20 The site lies outwith the functional floodplain.  Stirling Council Flood Team 
have no objection to the application on the grounds of flood risk.  Request the 
inclusion of conditions relating to: limiting greenfield discharge; a method 
statement for construction phase Sustainable Urban Drainage System 
Maintenance (SUDS) and setting finished floor levels of properties adjacent to 
the Craigford ditch. 

Planning & Policy: 

2.21 The proposed development has the potential to impact on previously 
unknown archaeological remains, therefore it is recommended that a 
condition seeking a Programme of Archaeological Works is included in any 
permission. 

Waste Services Team Leader: 

2.22 No response received. 
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Play Services: 

2.23 Layout was only allowing for 15 metre buffer zone.  This close proximity may 
give rise to neighbour nuisance complaints.  Within the overall housing layout, 
SG02 guidance on the buffer zone has not been afforded adequate 
consideration. 

Children's Services: 

2.24 Primary Provision:  As a part of the South Stirling Gateway masterplan, the 
Education Authority requires that the site provides its own education solution.  
The current proposal will be expected to contribute towards the cost of this 
school proportionately.  As an interim measure, there is some space within 
the current capacity at Bannockburn Primary School which can be utilised to 
house children from the development until and including session 2023/24, 
based on the current Housing Land Audit information and the revised phasing 
for South Stirling Gateway. 

2.25 Secondary Provision:  The secondary provision for this development is being 
considered.  The current proposal will be expected to contribute towards the 
cost of this provision proportionately. 

Historic Environment Scotland: 

2.26 Do not object. Principle of development already established through allocation 
within Local Development Plan. Further work is needed to understand and 
assess potential impacts on the battlefields’ special qualities and key 
landscape characteristics.  

Representations 

2.27 Six letters of representation, including 4 objections, have been received 
raising the following matters: 

2.27.1 Houses will overlook writer’s property. 

2.27.2 Concern that development will affect writer’s sewage pipes and 
septic tank. 

2.27.3 Concern at proximity of play area to writer’s property. 

2.27.4 Concern raised that the links from the site to the access road that 
serves Craigford House, Croftside Farm and Cottage etc. is not 
suitable for lots of pedestrians given the restricted width of the road.  

2.27.5 Proposal does not accord with the masterplan (SG08) - lack of 
variation in density and scale to the layout arrangement, lack of 
sense of place and empathy with surroundings. 

2.27.6 Comment that this development should pay its share of common 
infrastructure costs. 

2.27.7 Concern raised regarding access to the main road and privacy 
disturbed if walkers are passing writer’s property. 

2.27.8 Writer notes that the access road will run directly alongside their 
driveway at Hillhead Farmhouse. Suggest the road being built 
remains straight to avoid interference with their property. 
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Local Development Plan 

2.28 Section 25 of the Town and Country Planning (Scotland) Act 1997 (as 
amended) indicates that in making any determination under the Planning 
Acts, regard is to be had to the Development Plan.  The determination shall 
be made in accordance with the Plan unless material considerations indicate 
otherwise.  The following provisions of the Development Plan are considered 
relevant to the consideration of this application 

2.29 Primary Policy 1: Placemaking; Policy 1.1: Site Planning; Policy 1.2: Design 
Process; Policy 1.3: Green Infrastructure and Open Space; Primary Policy 2: 
Supporting the Vision and Spatial Strategy; Policy 2.2: Planning for Mixed 
Communities and Affordable Housing; Policy 2.3: Particular Needs Housing 
and Accommodation; Primary Policy 3: Provision of Infrastructure; Policy 3.1: 
Addressing the Travel Demands of New Development; Policy 3.2: Site 
Drainage; Policy 3.3: Developer Contributions; Primary Policy 4: Greenhouse 
Gas Reduction; Policy 4.1: Low and Zero Carbon Buildings; Primary Policy 5: 
Flood Risk Management; Primary Policy 6: Resource Use and Waste 
Management; Primary Policy 7: Historic Environment; Policy 7.1: Archaeology 
and Historic Building Recording; Policy 7.8: Development affecting 
Battlefields, Gardens and Designed Landscapes; Primary Policy 8: 
Conservation and Enhancement of Biodiversity; Policy 8.1: Biodiversity Duty; 
Primary Policy 9: Managing Landscape Change; Policy 9.3: Landscaping and 
Planting in Association with Development; Primary Policy 10: Forestry, 
Woodlands and Trees; Policy 10.1: Development Impact on Trees and 
Hedgerows; Primary Policy 13: The Water Environment; Primary Policy 14: 
Soil Conservation and Agricultural Land. 

2.30 The Stirling Local Development Plan allocates this site for Housing (H055 
South Stirling Gateway) and it is included in the Schedule of Development 
Sites (Housing Sites H055 - Appendix A of the Plan).  

2.31 Supplementary Guidance: Flood Risk Management and the Water 
Environment. 

Other Planning Policy 

2.32 Non-statutory Supplementary Guidance - SG01: Placemaking; SG02: Green 
Network; SG04: Affordable Housing; SG06: Health Care Facilities; SG08: 
South Stirling Gateway Masterplan; SG14: Ensuring a Choice of Access for 
New Developments; SG15: Education Provision; SG16: Developer 
Contributions; SG17: Low and Zero Carbon Buildings; SG19: Waste 
Management; SG23: Introduction to Archaeology in Stirling; SG26: 
Biodiversity Conservation; SG28: Landscape Character Assessments; SG29: 
Landscape and Planting Requirements in New Developments; SG31: Trees 
and New Development; SG32: Trees and the Law. 

2.33 Some of the Non-statutory Supplementary Guidance outlined above has been 
superseded by Draft Supplementary Guidance - Developer Contributions 
(supersedes SG04, SG06, SG15 and SG16); Transport and Access for New 
Development (supersedes SG14).  

2.34 Scottish Planning Policy (2014); 

2.35 Planning Advice Note (PAN) 51: Planning, Environmental Protection and 
Regulation sets out the Scottish Executive's core policies and principles with 
respect to environmental aspects of land use planning, including air quality. 

2.36 Planning Advice Note (PAN) 1/2011: Planning and Noise. 
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Assessment 

2.37 This site forms part of a larger, strategic housing designation (H055) at South 
Stirling Gateway.  Overall, the allocated site could provide as many as 1,100 
residential units.  

2.38 Density and Design: Primary Policy 1 (Placemaking), Policy 1.1 (Site 
Planning) and Policy 1.2 (Design Process) all seek to ensure that 
development proposals are designed and sited appropriately and are of 
quality.  The site allocation in the Local Development Plan was supported by 
non-statutory supplementary guidance SG08: South Stirling Gateway 
Masterplan which is a material consideration in the determination of this 
application.  The Masterplan sought to provide direction relative to the 
development of the site, setting out and explaining a series of design 
principles intended to inform more detailed work and the design development 
of proposals.  The document considers a number of strategic site concepts 
relative to landscape, movement, development pockets, and the approach to 
density, scale and character. In doing so, it identifies a series of character 
areas and sets appropriate development and design principles. 

2.39 At a strategic level the Masterplan indicates that the ‘heart’ of the 
development, encompassing a mix of uses such as the primary school and 
retail, be located towards the north eastern edge of the allocation (outwith this 
application site).  The core of the development is to be in this location, with 
the associated density and building typologies.  The Masterplan indicates that 
as development moves westwards, a general reduction in density is 
expected, culminating in the site and the development’s transition into the 
countryside at Croftside.  As highlighted above, the Masterplan identifies a 
series of character areas, setting appropriate development and design 
principles for each.  This application site straddles two such areas: Low 
density Housing South-West Transition and Low density Housing Croftside.  
‘Low density’ was envisaged to be approximately 10 to 15 residential units per 
hectare.  

2.40 The South-West Transition area was to be low density housing and make an 
adequate transition into the countryside to the west, whilst also ensuring that 
the setting and context of Cat Craig and the existing farm steadings are 
adequately protected and maintained.  The Masterplan stated that 
development in this area should incorporate a mix of lower density housing 
with larger gardens, spaces between houses, with intervening areas of open 
space/tree planting.  Strong boundary treatments, in the form of stone walls, 
should be used to define front boundaries and contain parking areas and 
driveways with the use of gateposts and features appropriate for a rural 
setting.  Transition into areas of open space/countryside should be carefully 
handled, ensuring that the buildings are orientated to overlook these areas 
and limit the instances where rear boundary treatments form this transition. 
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2.41 The Croftside area was also to be low density housing which was to make an 
adequate transition into the countryside to the west.  Development in this area 
was to adequately reflect its sensitive position and that the design of the area 
was to provide innovative, contemporary interpretations of traditional 
courtyard/steading complexes.  To achieve this aim, it was expected that low 
density housing would be arranged in clusters and around courtyards to 
reflect the existing built development.  There needed to be careful positioning 
of buildings to ensure that the edge of the development is not defined by rear 
garden boundaries.  Boundary treatments should be stone walls to reflect 
those prevalent in the surrounding area.  

2.42 This proposal has been through a number of iterations.  The applicant initially 
proposed to locate the affordable housing element to the front of the site, at 
the western corner which fronts Glasgow Road.  The affordable housing was 
formed by terraces, which the applicant considered were orientated to be 
‘read’ as a steading complex.  However, due to the scale and mass as well as 
the lack of variety and detailing in the form and design, it was considered that 
the grouping of the affordable housing in such a manner would not achieve a 
strong and cohesive building group and would result in an area of higher 
density where low density should have been located. 

2.43 The density of this proposal is 85 units over a site area of 3.93 hectares which 
equates to around 21 residential units per hectare.  This is far higher than the 
density envisaged in the Masterplan (10 to 15 residential units per hectare).  
The design of the units as set out in the Masterplan was to be innovative, 
contemporary interpretations of traditional courtyard/steading complexes 
however the design and layout of this proposal is a much more standard 
approach.  The house types are standard house types produced by most 
similar volume house builders.  The layout does not create a series of smaller 
clusters of buildings, interspersed by open space and landscaping, instead 
the landscaping is predominantly leftover space where the inclusion of 
another house would appear awkward.  There is a lack of informal, amenity 
open space which has reduced the likelihood of this development providing a 
‘leafy’, rural appearance and extension of its Cat Craig backdrop.  Whilst the 
set back from Glasgow Road, as envisaged in the Masterplan, has been 
included within the proposal, this has reduced in extent and includes areas of 
road, footpath and visitor parking.  This will result in the development having a 
greater visual impact at this point in the site, than necessarily either 
envisaged or desired through the allocation and the subsequent Masterplan.  

2.44 There are elements of the Masterplan expectations which have, to some 
extent, been included within this proposal such as the orientation of the 
buildings to ensure that the development presents a positive frontage along 
its boundaries with the countryside (northern boundary).  Equally, there has 
been an attempt to ‘loosen’ the layout of the buildings and provide a 
‘courtyard’ type grouping but within the context of a standard approach.  
Furthermore, the applicant has sought to incorporate some changes to the 
appearance of properties along the visible outer edge of the site (in terms of 
both appearance and materials), which is supported, but it is in the context of 
utilising ‘standard’ house types.  The applicant has also indicated a 
willingness to incorporate a better quality of boundary treatment in terms of 
stone walling to the properties within the western section of the site.  A 
condition has been included within Appendix 1 to ensure the detailing of the 
proposed stone walling is an appropriate response to the walling set out in the 
Masterplan.  
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2.45 It is considered that there are significant elements of the Masterplan 
aspirations which the current proposal does not achieve such as overall 
density, lack of a bespoke house design and lack of amenity open space.  
However, there are elements of the proposal such as ensuring a positive 
edge to the development and transition into the countryside, which will be a 
significant positive aspect of the proposal.  Whilst it is considered that the 
proposal does comply with Primary Policy 1 (Placemaking), Policy 1.1 (Site 
Planning), Policy 1.2 (Design Process) and aspects of the Masterplan, it is 
considered that an opportunity to achieve a development beyond a standard 
housing development has not been achieved. 

2.46 Open Space and Play Provision:  As set out in Primary Policy 1 
(Placemaking), development should contribute to the implementation of the 
Council’s Open Space Strategy and Green Network objectives.  Policy 1.3 
(Green Infrastructure and Open Space) states that proposals adjacent to 
existing open spaces should maintain and enhance functionality and 
connectivity. It also requires new development to incorporate accessible 
multifunctional open space of the appropriate quantity and quality to meet the 
needs arising from the development.  The Policy also requires that the long 
term maintenance of the open space is secured.  Policy 3.3 (Developer 
Contributions) requires that contributions to off-site provision will only be 
sought where on-site provision is not appropriate. 

2.47 The Council’s Open Space Strategy requires developers to ensure that open 
spaces are integrated and planned in a development; that they are multi-
functional and connected.  Such an approach prevents the provision of small 
‘left-over’ areas of unconnected open space that offer little benefit to the local 
community.  The approach within the Open Space Strategy is embedded in 
SG02 (Green Networks) to ensure that developers fully consider open space 
in their developments. 

2.48 SG08: South Stirling Gateway Masterplan envisaged that, whilst open areas 
and landscaping will form integral parts of detailed proposals, there would be 
strategic areas of open space for the overall site in the form of a linear park, 
Cat Craig and a strategic play area.  However, South Stirling Gateway has 
not come forward as one holistic development but in a series of developments 
submitted by different applicants.  This has meant that the Council has been 
unable to achieve the strategic play areas and instead each development has 
been required to meet its own individual needs in respect to play and open 
space provision as required by Policy 1.3.  

2.49 The Masterplan had set out an area of open space to the front of the site at 
the A872/Glasgow Road to improve the gateway entrance to Stirling by the 
retention of the stone dyke along the A872 with some additional planting 
whilst retaining open views across to Cat Craig and north towards the city 
skyline and beyond.  This proposal does include the retention of the stone 
dyke and the development has been pulled back from the south western 
boundary thereby providing a landscaped area between the development and 
the A872.  However, the overall width of this landscaped area is far narrower 
than envisaged in the Masterplan and it tapers off to the north west.  
Nonetheless, it is considered that since the buildings along the northern 
boundary, that front the access road to Croftside Farm, and the buildings 
along the western boundary all address Glasgow Road the reduction in the 
open landscaped area, whilst unfortunate, is considered acceptable.  
Furthermore, areas of open space, in the form of the SUDS, open space and 
a parking court, between the existing residential buildings (Croftside, 
Croftside Cottage, Craigford Cottages) and the proposed buildings reduces 
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the impact of the development on these houses and provides a more 
appropriate transition from the new development to the countryside. 

2.50 The proposal had included the provision of an equipped play area within the 
centre of the site which was overlooked by a number of the proposed houses 
(Plots 51, 52 & 53).  However, the 25 metre buffer between the equipped 
playspace and the nearest dwelling window, advocated in SG02 (Green 
Network), could not be achieved.  Instead, the layout only allowed for a 
distance of 15 metres which could give rise to neighbour nuisance 
complaints.  Moreover, the play area was to be located adjacent to Croftside 
Cottage where the principal elevation of the cottage would only be a few 
metres from the play space.  This location was therefore not considered to be 
appropriate.  The applicant had also proposed an area to the north of the site, 
nearest Craigford House and cottages, however this was rejected since the 
access to the play facility would be via a parking court.  It is noted that there is 
no other suitable area within the site where the playspace could be 
accommodated without the loss of residential units.  It had not been 
envisaged in the Masterplan (SG08) that a play facility would be provided 
within this area since a strategic play facility in the northern section of the 
South Stirling Gateway allocation had been proposed.  The requirement 
arose since the applications within the allocation have not come forward in a 
holistic manner.  The preference was to have one large, meaningful, 
equipped play area within the allocation rather than a number of small, 
piecemeal play areas.  The Persimmon/Tulloch application included play 
provision however that development related to 800 units whereas this 
proposal is only for 85 units.  The applicant has indicated a willingness to 
provide a financial contribution to play provision within the wider South Stirling 
Gateway allocation, as envisaged in the Masterplan (SG08) and as permitted 
under Policy 1.3(e).  It is recommended that a contribution to off-site play 
provision (£1,000 per unit) is secured via a legal agreement.  It is likely that 
this contribution will be utilised to augment a play facility that will be provided 
within the South Stirling Gateway allocation.  

2.51 The proposal provides for linkages to existing open space to the north and 
east of the site.  This will allow pedestrians from the existing and proposed 
houses to access Cat Craig and the wider countryside via this development 
thereby enhancing functionality and connectivity.  A condition has been 
proposed to ensure that the eastern pedestrian link and associated water 
crossing is provided.  This condition has been negatively worded since it will 
require the developer, or other interested party, to liaise with the adjacent 
landowner to achieve an appropriate crossing over the Craigford Ditch. 

2.52 It is considered that, on balance, the proposal complies with Primary Policy 1 
and Policy 1.3. 
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2.53 Access/Transport: Policy 1.1 (Site Planning) states that all proposals must 
be accessed safely and that all streets and open spaces should be designed 
in a manner so as to create safe, accessible, inclusive places for people, 
which are easily navigable, particularly on foot, bicycle and public transport.  
Policy 1.2 (Design Process) states that Masterplans will be prepared to 
provide a comprehensive approach to the provision, design and location of 
uses, open space and infrastructure. Policy 3.1 (Addressing Travel Demands 
of New Development) seeks to ensure that accessible (walking, cycling, 
public transport and motor vehicles) developments are created.  This policy is 
supported by Draft supplementary guidance (Transport and Access for New 
Development) which sets out the requirements for new developments so that 
the Council can consider how access and transport issues are evaluated to 
ensure development occurs in an appropriate manner. 

2.54 The proposal has been designed with a road hierarchy where there is a 
primary spine road through the development with secondary and tertiary 
roads branching off.  The materials and character of these roads alters 
depending on the level of proposed usage thereby reducing the visual impact 
of the roads within the development whilst controlling the speed of traffic.  The 
Masterplan indicated a hierarchy of streets to ensure that the development 
was well connected and permeable.  Whilst this development does propose a 
small number of cul de sacs, which are considered inevitable given the 
irregular shaped site, the proposal focuses on road loops which allow for 
greater permeability. 

2.55 The applicant has sought to ensure that the development meets roads 
requirement with regard to parking provision and that visitor parking is 
distributed throughout the site, in an effort to optimise their use, and avoid 
instance of vehicles parking on the carriageway. 

2.56 Whilst the wider South Stirling Gateway site will allow for bus penetration 
along Pirnhall Road, Roads sought to ensure that bus stop facilities on 
Glasgow Road were improved and an enhanced pedestrian connection along 
Pirnhall Road was achieved should this application be advanced to 
construction first.  This will ensure that, should this site be developed in 
advance of the wider allocation, residents would still utilise public transport 
facilities.  

2.57 This development forms part of the wider H055 South Stirling Gateway site, 
which included a requirement to upgrade the junctions onto the A91 and the 
A872/Glasgow Road.  Roads had sought, via a planning condition, to require 
this developer to upgrade both the A91 and A872/Glasgow Road junctions 
prior to commencing development on this site.  Whilst it is not considered 
reasonable to require a development of only 85 units, within a possible 1,100 
unit development, to undertake the junction improvements, it is appropriate 
that this development contributes to the cost of the strategic roads 
infrastructure improvements required for this allocation which will be achieved 
through the Legal Agreement.  
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2.58 The Persimmon/Tulloch application (18/00850/PPP) was supported by a 
Transport Assessment which outlined that an upgraded A91 junction had a 
300 unit capacity.  If this development takes place in advance of the 
Persimmon/Tulloch development, then vehicles from up to 385 units could 
use the upgraded A91 junction before the secondary (A872/Glasgow Road) 
junction was required to be upgraded.  Since Roads also sought to ensure 
that not more than 300 units were served by the upgraded junction on the 
A91, further consideration needs to be given to the timing of junction 
improvements.  A condition has been recommended within Appendix 1 
requiring the access details to be approved by the Planning Authority in 
advance of construction taking place on this site.  Through negotiations on 
the legal agreement and on receipt of further legal advice, clarity on the 
precise wording of a condition to address this matter will be achieved. 

2.59 Roads also sought to impose conditions on any forthcoming permission to 
require Traffic Regulation Orders to limiting the speed of traffic on the A872 
and A91 prior to the junctions being upgraded and a condition to ensure that 
the Core Path remained open during construction or permission must be 
sought from Stirling Council’s Transport Development Team.  It is not 
competent for a condition to seek to achieve an outcome which is under a 
separate system of control hence these conditions have not been included in 
Appendix 1.  Instead, these requirements have been brought to the attention 
of the applicant should they be upgrading the junctions or intending to limit 
public access at any point in the construction phase of the development.  

2.60 This development proposes an access directly onto the existing Pirnhall 
Road. Members may recall that the proposal by Persimmon/Tulloch 
(18/00850/PPP) sought to alter the Pirnhall Road alignment in this location by 
moving Pirnhall Road further south and a new, upgraded junction formed onto 
the A872/Glasgow Road.  This upgraded junction and re-alignment will 
require a connection from this site to the revised Pirnhall Road.  These 
matters will be captured within the proposed Legal Agreement or revised 
conditions to ensure that the junction improvements are provided at an 
appropriate stage of the development and that all developments within the 
South Stirling Gateway allocation contribute to the costs of provision. 

2.61 The applicant’s Transport Assessment, which was submitted in support of the 
application, demonstrated that the current junction arrangement was suitable 
of accommodating the level of traffic generated by this proposal and Roads 
have confirmed that, subject to conditions and appropriate measures 
captured within a Legal Agreement, they are content that the junction and 
access are appropriate.  

2.62 It is therefore considered that the proposal meets the requirements of Policies 
1.1, 1.2 and 3.1 with regard to transport matters. 

2.63 Affordable Housing/Mixed House Types: Policy 2.2 (Planning for Mixed 
Communities and Affordable Housing) of the Development Plan requires that 
all new residential development schemes provide a range of housing of 
different types and sizes, as well as different types and tenures.  
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2.64 The initial drawings indicated that, whilst the development would deliver a 
variety of unit sizes, the proposed unit type within the open market housing 
was all detached houses and only flats and terraced units within the 
affordable housing mix.  It was requested of the applicant that the 
development should contain a greater mix of housing types. In order to meet 
this requirement, the applicant included a terrace of units and a couple of 
semi-detached units however this, in turn, increased the overall unit numbers 
on site (from 83 units to 85).  Since the requirement is for 25% of the units to 
be affordable, the applicant also needed to forego some of the market units to 
achieve the required number of affordable units.  

2.65 The proposal has been revised to provide a mix of tenures as well as house 
types and sizes.  Of the units that are open market (64 in total) there is a mix 
of terraced (4 units), semi-detached (2 units) and detached (58 units) 
properties.  Of the units that are affordable (21 in total), there is a mix of 
terraced properties (4 units), flats (8 units) and semi-detached houses (4 
units).  Within these accommodation types, the properties are a mix of sizes 
from 1-bed to 5-bed.  The applicant has been liaising with Forth Housing 
Association to ensure that the accommodation proposed within the affordable 
housing section of the development is varied and meets the needs of the local 
community.  Forth Housing Association have confirmed, via the applicant, that 
they are content with the mix and number of units.  Housing have also 
confirmed that they are content that the requirements for on-site affordable 
housing provision have been met and that the mix is varied and suited to the 
needs of the local community.  

2.66 As per Primary Policy 2 (Supporting the Vision and Spatial Strategy) this site 
is identified for housing in the Local Development Plan and approval of this 
application will assist in ensuring that the Council continues to meet demand 
for housing within the area.  Furthermore, it is considered that the proposal 
complies with Policy 2.2 since the development incorporates a range of 
housing of differing types, tenures and sizes. 

2.67 Noise:  Noise is a material planning consideration and must be given due 
weight when determining an application.  The application was supported by a 
Noise Report which sought to determine whether or not noise from road traffic 
(A872) was a constraint to the development.  The Noise Report set out what 
mitigation measures were required to ensure that external and internal noise 
levels do not exceed the criteria. The Noise Report was updated to reflect the 
revised site layout. 

2.68 The Noise Report concluded that the assessment of road traffic noise in the 
rear gardens of the most exposed properties was found to be not significant.  
The report also concluded that, with mitigation in the form of acoustically 
attenuating trickle passive ventilators fitted to bedroom windows of south-
western elevations within Plots 80, 81 & 82 and the north-western elevation of 
Plot 80, the internal night-time noise would be within the target noise criteria.  
Standard trickle ventilators are required to windows within a number of the 
plots (Plots 1, 63, 73, 74, 78, 79, 83, 84 & 85) to ensure that night time road 
traffic noise levels are within target noise criteria.  Internal noise levels can be 
met with windows open elsewhere throughout the development.  It was noted 
that, if the future speed on the A872 is reduced, this will reduce noise levels 
to below those assessed therefore reducing the impact at the most exposed 
properties. Environmental Health confirmed that they were satisfied with the 
findings of the updated Noise Impact Assessment and the mitigation 
proposed.  
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2.69 It is therefore considered that, subject to the implementation of the measures 
set out within the Noise Report, noise is not a constraint to development.  A 
condition has been recommended within Appendix 1 to ensure that the 
recommended mitigation is implemented within the development.  

2.70 Air Quality:  Air quality is a material planning consideration and must be 
given due weight when determining an application.  The planning application 
was supported by an Air Quality Assessment.  The primary long-term concern 
in relation to air quality is the emissions generated by traffic and the 
subsequent impact on the local ambient air quality at residential and public 
areas located within the vicinity of the main road network.  The scope and 
methodology of the air quality assessment was agreed with Environmental 
Health.  The model predicted no significant change in NO2, PM10 or PM2.5 
concentrations at all Sensitive Receptors on the comparison of ‘with and 
without’ development scenarios.  The impact magnitude for all Sensitive 
Receptors was categorised as ‘negligible’ for NO2, PM10 and PM2.5 and no 
significant air quality impact was predicted on future or existing residents as a 
result of the proposed development.  Environmental Health had no comments 
to make with regard to air quality other than suggesting that the developer 
should adopt good design principles that reduce emissions and contribute to 
better air quality.  Roads had requested the inclusion of conditions relating to 
Ultra-Low Emissions Vehicles Charging Strategy and Charging Points in the 
interests of air quality and these have been included in Appendix 1. It is 
considered that the proposal complies with Primary Policy 1 (Placemaking) 
criteria (e), which seeks to ensure that developments have minimal impact on 
air quality.  

2.71 Ecological Survey:  Primary Policy 8 (Conservation and Enhancement of 
Biodiversity) requires that, where proposals may affect protected species, 
developers must carry out species surveys and produce mitigation plans 
where required.  Development that may result in activities that would normally 
require a species licence will not be permitted unless the applicant can 
demonstrate that such a licence will be likely to be granted.  Furthermore, 
areas not covered by statutory or local designations will have an appropriate 
level of protection if they are deemed to be important for their contribution to 
local biodiversity.  Policy 8.1 (Biodiversity Duty) states that all development 
proposals will be assessed for their potential impact on biodiversity to ensure 
that overall biodiversity is maintained. 

2.72 The application was supported by a Protected Species Survey.  The aim of 
the survey was to search for the presence and evidence of protected species 
such as bats, badgers and nesting birds.  There was no badger sett or 
evidence of badger presence, though the pasture offers suitable foraging 
habitat and hedgerows provide connectivity to the wider area.  There were no 
suitable structures for bat roosts.  Whilst the pasture offers suitable foraging 
habitat, there is a lack of connectivity to the wider area.  The report 
recommended that, if vegetation clearance is required, this should be 
undertaken outwith the bird nesting season (March to August inclusive). This 
has been included as a condition in Appendix 1. Due to the length of time that 
has lapsed since the ecological survey work was undertaken, a condition has 
been proposed in Appendix 1 requiring the submission of an updated survey 
prior to works commencing on site. 

2.73 The site is currently utilised for agricultural land with little planting.  This 
proposal will introduce a level of landscaping and a variety of planting not 
currently present on this site.  It is considered that this will at least maintain 
biodiversity and may likely increase it in compliance with Policy 8.1. 
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2.74 It is considered that the development complies with Primary Policy 8 
(Conservation and Enhancement of Biodiversity) and, with the inclusion of the 
proposed conditions, provides an appropriate level of protection to local 
biodiversity. 

2.75 Drainage/Flood Risk:  The application was supported by a Drainage 
Assessment which included a detailed Flood Risk Assessment.  The 
assessment described the topography of the site thus: the upper eastern 
paddock area is predominantly flat with slight undulations.  Ground levels are 
generally around 51.0m OD.  The lower western paddock falls from around 
54.5m OD at the southern corner to 47.5m OD around Croftside Farm.  The 
centre of this paddock lies about 52.0m OD.  

2.76 The Assessment confirmed that the site was not associated with any 
functional flood plain.  It recommended that final floor levels for residential 
properties adjacent to the Craigford Ditch and along the eastern site boundary 
are set to a minimum level of 50.4 OD which would provide a minimum 
freeboard of 600mm.  

2.77 The Drainage Assessment indicated that the foul drainage connection will be 
via a gravity connection to a sewer which runs along Glasgow Road.  
Sustainable Urban Drainage Systems have been incorporated in the form of 
an attenuation basin, roadside filter trenches and porous paving.  

2.78 Conditions have been recommended to ensure minimum finished floor levels 
and that there is a maintenance regime in place for the Sustainable Urban 
Drainage System.  It is considered that this proposal complies with Primary 
Policy 5 (Flood Risk Management) in seeking to establish a precautionary 
approach to flood risk. 

2.79 It is noted that a third party had raised concerns that this development may 
affect their sewage pipes and septic tank.  These matters are civil issues that 
need to be addressed between the developer and the writer.   

2.80 Site Investigations:  The application was supported by a Site Investigation 
report which assessed such matters as the ground conditions, the risk of 
contamination and gas emission.  The report concluded that there was no 
chemical contamination within the natural or made ground soils.  Additionally, 
no significant risk to the water environment was identified from the existing 
site conditions.  There are areas within the site (northern and western areas) 
potentially at risk from surface instability due to the presence of shallow 
abandoned mine workings within the Lower Knott Coal seam.  There was also 
the potential for instability within the south-eastern site area associated with 
possible historical workings in the Knott Coal.  Environmental Health were 
satisfied that, with the inclusion of conditions relating to remediation, any 
issues relating to contamination would be suitably addressed.  Furthermore, 
the Coal Authority had no objection to the development subject to a condition 
requiring a scheme of further intrusive site investigations and remediation. 

2.81 It is considered that, with the inclusion of conditions, the proposal complies 
with Primary Policy 6 (Resource Use and Waste Management) criteria (e) 
which seeks to ensure that remediation is undertaken to a standard 
commensurate with its new use. 
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2.82 Impact on Historic Assets including Battlefield Designation:  Primary 
Policy 7 (Historic Environment) seeks to ensure that the historic environment 
and the setting of its component features are safeguarded, preserved and 
enhanced.  Policy 7.1 (Archaeology and Historic Building Recording) requires 
that where there is the possibility that archaeological remains may exist within 
a development site, but their extent and significance is unclear, the 
prospective developer should arrange for an evaluation prior to the 
determination of any planning application.  Policy 7.8 (Development affecting 
Battlefields, Gardens and Designed Landscapes) states that development 
which would have a significant adverse effect upon the landscape features, 
character and setting of sites listed in the Inventory of Historic Battlefields will 
not be supported unless it can be demonstrated that the overall integrity and 
character of the battlefield area will not be compromised.  Proposals affecting 
these designated sites must have an appropriate level of mitigation to 
conserve and enhance the essential characteristics, historic value and setting 
of the battlefield.  

2.83 The application was supported by an Archaeological Desk-Based 
Assessment, the aims of which were to assess evidence for the past human 
use of the development area, its archaeological sensitivity and the potential 
impact of the development upon the archaeological resource.  The 
Assessment identified two known cultural heritage sites within the proposed 
development area that may be directly affected by the proposed development 
– the Battle of Bannockburn and the Battle of Sauchieburn, both of which are 
listed on Historic Environment Scotland’s Inventory of Battlefields and both of 
which are of national significance.  The site has been in agricultural use from 
at least the middle of the eighteenth century.  Given that this land has not 
previously been developed, and that it lies within two Battlefield sites, there is 
the potential for the survival of hitherto undiscovered sub-surface 
archaeological remains therefore a programme of archaeological evaluation 
works was recommended in the Assessment.  

2.84 The Council’s Archaeologist concurred with the view that the proposed 
development had the potential to impact directly on both Nationally Significant 
archaeological remains as well as potentially unrecorded deposits but was 
content for the development to proceed with the inclusion of a condition 
requiring a programme of archaeological works.  This condition has been 
included within Appendix 1.  

2.85 The site forms part of the South Stirling Gateway housing allocation (H055) 
set out in the Local Development Plan and development of this land is 
supported by SG08 South Stirling Gateway Masterplan.  As part of the 
assessment of the site for allocation in the Plan, the impact of development 
on the setting of the Historic Battlefields would have been taken into account.  
Furthermore, the extent and height of buildings in this location would have 
been assessed.  Nonetheless, the application was supported by a Landscape 
and Visual Impact Assessment which found that the visual impact of the 
development would mainly be restricted to the immediate surroundings of the 
site.  There was potential for some low visual impacts upon the Battle of 
Bannockburn Rotunda Memorial but this will be in the context of existing 
development and over a reasonable distance.  Furthermore, the development 
would not interrupt the visual relationship between the monument and Cat 
Craig.  The Assessment concluded that an area of parkland green space to 
the boundary with the A872 would further minimise any visual impacts and it 
was not considered that the development would have a significant adverse 
effect upon the setting of the two Battlefield sites. 
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2.86 Historic Environment Scotland considered that further archaeological works 
should be used to inform an updated Landscape and Visual Impact 
Assessment.  They considered that housing development should respond to 
the topography of the site to accommodate views both into, and out of, the 
development site, including the potential impact of the development on 
topographical features such as Cat Craig.  The requirement for an updated 
Landscape and Visual Impact Assessment has been included as a condition 
in Appendix 1 to allow the developer to undertake intrusive archaeological 
assessment which can inform an updated Assessment.  

2.87 It is considered that, with the inclusion of conditions, the proposal complies 
with Primary Policy 7, Policy 7.1 and Policy 7.8.  

2.88 Infrastructure Provision/Legal Agreement:  Primary Policy 3 (Provision of 
Infrastructure) recognises that there will be significant infrastructure 
deficiencies as a result of the scale and location of development within the 
Plan therefore infrastructure provision and enhancement is likely to require 
input from developers.  Policy 3.3 (Developer Contributions) sets out that 
developer contributions will be sought where a development (or combination 
of developments) creates a need for new, extended or improved public 
infrastructure, facilities or services.  Developers will be required to make a fair 
and reasonable contribution, which is necessary and proportionate, to the 
scale and nature of the development.  The draft Supplementary Guidance on 
Developer Contributions (Feb 2019) recognises the additional pressure 
placed on infrastructure as a result of new development and that the 
development industry is required to provide mitigation through contributions.  
The draft Supplementary Guidance sets out the types and threshold of 
development for which contributions will be sought and the amounts payable.  
It should be noted that while the Supplementary Guidance sets out the 
amounts payable, such calculations were undertaken based on the 
information available at the time of drafting the guidance.  Developer 
Contributions will be secured via Section 75 Legal Agreement.  During 
negotiations on any Legal Agreement it is likely that the contributions will be 
recalculated based on the most up to date information available.  Further 
work is currently being undertaken to clarify the infrastructure costs, 
especially with regard to education and roads, within the South Stirling 
Gateway allocation to ensure that there is ‘equalisation’ – each developer 
shall pay their share of the contribution to mitigate the impact of the 
development.  Nonetheless, the guidance and the figures given below provide 
a reasonable overview of contributions.  It is considered that by ensuring the 
developer contributes to infrastructure provision, based on the scale of this 
development, any concerns third parties may have regarding this 
development contributing to infrastructure deficiencies have been addressed. 

2.89 Affordable housing developed by the Council or a Registered Social Landlord 
will not be required to pay contributions because their current funding 
arrangements do not enable developer contribution payments.  The developer 
is required to pay contributions on the market units only i.e. 64 units. 

2.90 As referred to within the above Assessment, there are a number of 
infrastructure deficiencies that will need to be addressed through funding or 
provision set out within a Legal Agreement.  These will include: 
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2.91 Primary and Secondary Education:  Securing developer contributions to the 
provision of primary and secondary education capacity.  The draft 
Supplementary Guidance on Developer Contributions anticipates the 
contribution to the mitigation for primary schools to be £6,288 per new house 
and the mitigation for secondary schools to be £5,254 per new house. 

2.92 Transport:  The City Area Transport Plan, within the Council’s Local Transport 
Strategy, identifies a package of essential measures which will mitigate the 
cumulative impact of development identified in the Stirling Local Development 
Plan 2018.  As a medium or large trip generating development, a financial 
contribution (£31,675) is required to address the development’s contribution 
to the cumulative traffic impacts within the area. 

2.93 The applicant shall contribute an equitable share (proportionate to 
development scale) to each of the following measures required to be provided 
within the South Stirling Gateway allocation:  

2.93.1 A91 Primary Vehicular Access. 

2.93.2 A872 Secondary Vehicular Access. 

2.93.3 Active Travel Network Mitigation (£84,831). 

2.93.4 Milton Terrace Road Mitigation (£17,220) – Alterations identified in 
the site wide Transport Assessment which included the Milton 
Terrace junction to be reconfigured from a mini roundabout to ‘T’ 
junctions. 

2.94 The applicant shall also be required to contribute an equitable share 
(proportion of South Stirling Gateway’s share) towards mitigating the 
development’s impact at the M9/Pirnhall Junction (approximately £4,042,000 
overall cost with £278,906 attributed to South Stirling Gateway based on a 
9.2% impact and a 75% contribution). 

2.95 Health:  The draft Supplementary Guidance on Developer Contributions had a 
developer contribution of £2,078 per new house towards healthcare.  This 
figure was based on the cost of providing additional healthcare facilities in 
relation to the additional pressure brought by developments in constrained 
GP practice catchment areas.  More recently this contribution has been 
revised to £973 per unit. 

2.96 Waste:  The draft Supplementary Guidance on Developer Contributions had a 
developer contribution of £60 per residential unit to the cost of receptacle 
provision and £42 per residential unit to the cost of the Household Waste 
Recycling Centre at Polmaise.  The overall developer contribution to waste is 
therefore £102 per residential unit. 

2.97 Affordable Housing:  The Legal Agreement will ensure 25% of the total 
number of units are affordable and will clarify what types of housing constitute 
affordable.  Whilst the Council has a preference for the provision of on-site 
affordable housing, the Legal Agreement will ensure that, if for some reason 
such provision is not forthcoming, sufficient developer contributions will be 
secured to ensure the developer’s obligations are met.  

2.98 Open Space:  The draft Supplementary Guidance on Developer Contributions 
sets £1,000 per unit towards the off-site provision of open space. 
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2.99 Developer Contributions Summary 

Contribution Expected Amount Form 

Affordable Housing 25% to be secure on 
site (21 units) 

On site as specified 
on approved plans 

City Transport Fund £31,674 Section 75 financial 
contribution 

A91 Primary Vehicular 
Access 

Cost of provision still to 
be identified 

Provision of access 
by developers. Cost 
to be apportioned 
across allocated 
site 

A872 Secondary Vehicular 
Access 

Cost of provision still to 
be identified 

Provision of access 
by developers. Cost 
to be apportioned 
across allocated 
site 

Active Travel Network 
Mitigation (Core Path 
upgrades) 

£84,831 Section 75 financial 
contribution. Figure 
to be apportioned 
across South 
Stirling Gateway 
site developers 

Milton Terrace - Road 
Mitigation 

£17,220 (May be 
subject to change once 
detailed design 
available) 

 

Section 75 financial 
contribution. Figure 
to be apportioned 
across South 
Stirling Gateway 
site developers 

Upgrade of Pirnhall 
interchange to 
accommodate Durieshill & 
South Stirling Gateway 

£278,906 (Total 
estimated cost of 
scheme = £4,042,120. 
Figure based on 9.2% 
impact and 75% 
contribution) 

Section 75 financial 
contribution. Figure 
to be apportioned 
across South 
Stirling Gateway 
site developers 

Education 

- Primary 

- Secondary 

 

£6,288 per market unit 

£5,254 per market unit 

To meet terms of 
Draft SG or most up 
to date SG 
published at point 
of agreement. May 
be subject to 
equalisation to 
ensure 
proportionate 
contribution. 
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Land (remediated and 
serviced) for primary 
school 

Cost of land, 
remediation and 
servicing to be 
determined 

Will be subject to 
equalisation to 
ensure 
proportionate 
contribution. 

Health £973 per market unit To meet terms of 
Draft SG or most up 
to date SG 
published at point 
of agreement 

Open Space £1,000 per unit Section 75 financial 
contribution 

Waste £102 per market unit Section 75 financial 
contribution 

 

2.100 In reviewing all the elements of this development it is considered that the 
proposal complies with the Development Plan, there are no material 
considerations that would weigh against it and the application is therefore 
recommended for approval subject to conditions and a Legal Agreement.  

 

3. Implications  

Equalities Impact 

3.1 This application was assessed in terms of equality and human rights.  Any 
impact has been identified in the Consideration/Assessment section of this 
report. 

Fairer Scotland Duty 

3.2 This section is not applicable.  

Climate Change, Sustainability and Environmental Impact 

3.3 An Environmental Impact Assessment is not required  

Other Policy Implications 

3.4 All relevant policies have been set out in Section 2.    

Consultations 

3.5 As set out in Section 2.  

 

4. Background Papers 
4.1 Planning Application file 17/00946/FUL. 
 
4.2 File can be viewed online at:  View Application  
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4.3 List of determining plans: 

Stirling Council Plan No. Name Ref on Plan 
 

01 Location Plan PL/LP/01 
 

02B Site Plan PL/SK/01O 
 

03 General HT001_PL01  
 

04 General HT003_PL01  
 

05 General HT003_007_PL01 
 

06 General HTB_B1_PL01 
 

07B General AVONDALE PL 01 
 

08A General AVONDALE (OPP) PL 01 
 

09B General BURGESS PL 01 
 

10A General BURGESS (OPP) PL 01 
 

11A General ERINVALE PL 01 
 

12A General ERINVALE (OPP) PL 01 
 

13B General LOMOND PL 01 
 

14A General LOMOND (OPP) PL 01 
 

15A General MERION PL 01 
 

16A General MERION (OPP) PL 01 
 

17 General OAKMONT.PL.01 
 

18 General OAKMONT.PL.02 
 

19A General PINEHURST PL 01 
 

20A General PINEHURST (OPP) PL 01 
 

21A General QUEENWOOD PL 01 
 

22A General QUEENWOOD (OPP) PL 01 
 

23A General SUNNINGDALE PL 01 
 

25A General SUNNINGDALE (OPP) PL 01 
 

27A General VICTORIA PL 01 
 

28A General VICTORIA (OPP) PL 01 
 

29 General GAR/01A 
 

30 Sections STIRL//SS/400 
 

31A Details 17-015-30B 
 

32A Details 17-015-31B 
 

33A Details 17-015-32B 
 

34A Details 17-015-33B 
 

35A Landscaping 52-139-01b 
 

36A Landscaping 52-139-02b 
 

37A Landscaping 52-139-03b 
 

38A Landscaping 52-139-04b 
 

39A Details 17-015-20B 
 

40A Details 17-015-21B 
 

41 Details TF AA(9) 010 
 

42 Details TF AA(9) 017 
 

43 Details TF AA(9) 018 
 

44 Details PL/01/TMP 
 

45 General LYTHAM PL 01 
 

46 General LYTHAM (OPP) PL 01 
 

47 Details TF_AA(9)_100 
 

48 Elevations Sect/100 
 

49 Floor Plans AFF PL01 
 

50 Floor Plans AFF PL02 
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51 Floor Plans AFF PL04 
 

52 Elevations AFF PL03 
 

  

5. Appendices 
5.1 Appendix 1 – Conditions and Reasons. 
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APPENDIX 1 

 

Erection of 85 dwelling houses, formation of new access, associated infrastructure 
and open space at Land To South Of Croftside Farm And North Of Hillhead Farm 
Steadings,Stirling,, - Bellway Homes Limited (Scotland Division) - 17/00946/FUL 

 
Approve, subject to the following conditions 

1. Finished Floor Levels and Discharge Rates:  The finished floor levels for 
residential properties adjacent to the Craigford Ditch and along the eastern site 
boundary shall be set to a minimum level of 50.4 OD.  Greenfield discharge shall be 
limited to 26.5L/s-1 in accordance with recommendations of the submitted drainage 
assessment (March 2017). 

 
2. Construction Phase Sustainable Urban Drainage System Maintenance (SuDS):  

Prior to works commencing on site, a method statement for construction phase 
SUDS shall be submitted to the Planning Authority for written approval. 

 
3. Sustainable Urban Drainage System Maintenance (SuDS):  Prior to the 

commencement of works on site, details shall be submitted to the Planning Authority 
for written agreement providing a maintenance schedule for the SuDS including the 
appointment of a factor to carry out the maintenance. 

 

4. Further Intrusive Site Investigations:  Prior to the commencement of development, 
a scheme of further intrusive site investigations relating to shallow coal mine 
workings shall be agreed with the Planning Authority in consultation with the Coal 
Authority.  The scheme shall be sufficient to assess the ground conditions and inform 
the required remedial works.  The works shall be carried out as agreed and a report 
of findings arising from the further intrusive site investigations, including details of the 
extent and nature of the remedial works necessary, shall be submitted for approval 
by the Planning Authority in consultation with the Coal Authority.  On approval, the 
remedial works shall be implemented as agreed. 
 

5. Contaminated Land Remediation:  Remediation of the site shall be carried out in 
accordance with a remediation plan to be approved by Stirling Council in advance of 
works.  The remediation measures set out within Section 11.0 of the Contaminated 
Land Investigation Report (undertaken by Mason Evans, Dated Oct 2017: Project ref 
P17/470) are to be incorporated into the remediation plan.  Any subsequent 
amendments to the approved plan shall not be implemented unless approved in 
writing by the Planning Authority.  On completion of the remediation works and prior 
to the site being occupied, the developer shall submit a report to the Planning 
Authority confirming the works have been carried out in accordance with the 
remediation plan. 

 
6. Unsuspected Contamination:  The presence of any previously unsuspected or 

unencountered contamination that becomes evident during the development of the 
site shall be brought to the attention of the Planning Authority within one week.  At 
this stage a comprehensive contaminated land investigation shall be carried out if 
requested by the Planning Authority. 
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7. Programme of Archaeological Works:  No works shall take place within the 
development site until the developer has secured the implementation of a 
programme of archaeological works in accordance with a written scheme of 
investigation which has been submitted by the applicant, agreed by the Stirling 
Council Planning Officer (Archaeology), and approved by the Planning Authority.  
Thereafter the developer shall ensure that the programme of archaeological works is 
fully implemented and that all recording and recovery of archaeological resources 
within the development site is undertaken to the satisfaction of the Planning Authority 
in agreement with the Stirling Council Planning Officer (Archaeology).  Such a 
programme of works could include some or all of the following historical research, 
excavation, post-excavation assessment and analysis, publication in an appropriate 
academic journal and archiving. 

 
8. Noise Mitigation:  The noise mitigation set out within Section 5 of the ‘Noise 

Assessment, Revision A’ report dated February 2021 which included, but was not 
limited to, the incorporation of acoustically attenuating trickle passive ventilators fitted 
to bedroom windows of south-western elevations in Plots 80, 81 & 82 and the north-
western elevation of Plot 80, shall be implemented in full within this development.  

 
9. Timing of Footpath Provision:  No market unit within the eastern sector of the 

development (Plots 13 to 25 inclusive and Plots 47 to 50 inclusive), shall be occupied 
until the pedestrian footpath link between Plots 27 and 28 and associated crossing 
over Craigford Ditch has be formed. 

 
10. Updated Ecological Assessment:  Prior to the commencement of any works on 

site, an update to the Protected Species Survey (undertaken by Enviro Centre and 
dated June 2017), shall be submitted to the Planning Authority for written approval.  
No works shall commence on site until the extent of any mitigation identified in the 
updated survey has been agreed in writing with the Planning Authority. The 
development shall thereafter commence in accordance with the agreed mitigation. 
 

11. Timing of Vegetation Clearance: Vegetation clearance shall be undertaken outwith 
the bird nesting season (March to August inclusive). If the foregoing cannot be 
achieved then a pre-construction/enabling works nesting bird check shall be 
undertaken by a suitably qualified ecologist.   
 

12. Details of Stone Walls:  Prior to the commencement of works on the western 
section of the site (plots west of the central access road), full details of the proposed 
stone walls (Detail A & E) shall be submitted to the Planning Authority for written 
approval.  The information shall specify the stone and mortar to be used and shall be 
detailed on drawings including elevations, plans and sections. The development shall 
thereafter commence on the western section of the site in accordance with the 
agreed walling details. 

 
13. Access from Site to Pirnhall Road and onto the A872/Glasgow Road:  No 

construction works shall take place on this site until details of the site access onto 
Pirnhall Road and access onto the A872/Glasgow Road have been submitted to, and 
approved in writing by, the Planning Authority in consultation with the Roads 
Development Control. 
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14. Phasing Plan:  Prior to the commencement of works on site, a phasing plan shall be 
submitted to the Planning Authority for written approval.  The phasing plan shall set 
out the programme of works and the proposed timing of each and all phases of the 
development.  It shall detail the provision of drainage, road construction, building 
construction (both market housing and affordable housing), planting and other 
associated works for each phase of the development. 
 

15. Roads Design:  The design and construction of all roads within the proposed 
development shall be in accordance with the requirements of this Authority’s 
specification and shall incorporate the design guidance given in Designing Streets, 
and the National Roads Development Guide, and shall be offered for adoption upon 
satisfactory completion. 

 
16. Road Safety Audit:  Prior to the commencement of any works, a Stage 1 Road 

Safety Audit shall be submitted for the written approval of the Planning Authority in 
consultation with the Transport Development Team.  The Road Safety Audit shall 
consider the development layout, including the junction onto Pirnhall Road, and the 
section of Pirnhall Road between the junction and Glasgow Road.  The applicant 
shall then commit to the incorporation of the recommendations set out within the 
Road Safety Audit and their implemented on site, with all work to be carried out to the 
satisfaction of the Transport Development Team. 

 
17. Internal Junction Visibility:  Visibility requirements within the site shall comply with 

Designing Streets Guidance. A 2.4 metre x 25 metre (subject to design speed) 
minimum splay should be provided at all internal junctions.  Forward visibility on the 
inside of bends should be a minimum of 25 metres and within these splays there 
should be no obstruction to visibility over 0.6 metres in height above adjoining 
carriageway level. 

 
18. Surface Water Drainage:  The surface water drainage system shall be designed to 

the requirements and satisfaction of SEPA, The Water Authority and Stirling Council, 
taking account of the sustainable urban drainage (SUDS) principles and in 
accordance with the guidance given in ‘SUDS for Roads’.  The SUDS strategy will 
include details of measures to be employed during the construction phase of the 
project. 

 
19. Parking Requirements:  Parking requirements, including disabled spaces and cycle 

parking provision, shall be provided in accordance with Draft Supplementary 
Guidance: Transport and Access for New Development.  Driveways shall be 
dimensioned either 3 metre wide x 5.5 metre long (single car), 5.5 metre wide x 5.5 
metre long/3 metre wide x 11 metre long (2 cars) or 7.5m wide x 5.5m deep to 
accommodate three cars.  Garage spaces do not count towards the required 
provision.  Parking spaces within private car parks/parking courts shall be 
dimensioned 2.5 metre x 5 metre and be served by a 6 metre aisle width.  Visitor 
parking spaces shall be evenly distributed throughout the site in order to optimise 
their use, and dimensioned 6m in length, where parallel to the carriageway.  

 
20. Driveway Construction:  Driveways shall not exceed gradients of 1:10 and should 

be suitably surface and drained. 
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21. Driveway Visibility:  Visibility shall be provided and maintained at each driveway 
within which there should be no obstruction to visibility over 1.05m in height above 
road level within 2.0m of the carriageway edge over each plot’s frontage with the road.  
Any proposed landscaping, including trees and hedging, should not encroach on or 
obstruct the visibility splays or envelopes. 
 

22. Path and Active Travel Network – Access Management Strategy:  No residential 
unit in connection with the permission hereby granted shall be occupied until an 
access management strategy for the internal path and active travel network, to cover 
the full period of construction works/operations has been submitted to, and approved 
in writing by, the Planning Authority in consultation with Stirling Council Transport 
Development. 
 

23. Travel Plan:  No development shall be occupied until a comprehensive Travel Plan 
has been submitted to and approved in writing by the Planning Authority.  The 
approved Travel Plan shall then be implemented within the timescales to be set out 
within the proposed Travel Plan.  The Travel Plan shall set out proposals for reducing 
dependency on the private car against approved targets of the Transport 
Assessment and identify measures to be implemented, the system of management, 
enforcement, monitoring, review and funding arrangement to sustain commitments 
for the duration of the Plan. 

 
24. Public Transport:  No residential unit shall be occupied until a plan detailing the 

improved bus stop facilities on Glasgow Road, along with enhanced pedestrian 
connection along Pirnhall Road, are provided.  The approved proposal will be 
implemented in full prior to any of the dwellings being occupied.  

 
25. Construction Traffic Management Plan (CTMP):  No development shall commence 

on site until a Construction Traffic Management Plan (including a routing plan for 
construction vehicles) has been submitted to, and approved in writing by, the 
Planning Authority.  The approved Construction Traffic Management Plan shall be 
implemented prior to development commencing and remain in place until the 
development is complete. 

 
26. Ultra-Low Emissions Vehicles (“ULEV”) Charging Strategy:  No residential unit in 

connection with the permission hereby approved shall be occupied until a ULEV 
charging strategy required to support a network of charge points and associated 
infrastructure within the site has been submitted to and approved in writing by the 
Planning Authority. 
 
The charging strategy shall include an appropriate method to calculate the level of 
demand for ULEV charge points based on levels of usage/uptake rates, and taking 
into account future usage predictions, as required to determine a proportionate level 
of ULEV charging and infrastructure provision at any point during the construction 
period.  However, as a minimum the provision of ULEV charge points shall not be 
fewer than 1 rapid charge point per 10 communal parking spaces, or part thereof, as 
relative to each communal parking court/area as defined in the detailed plans, and as 
illustrated below: 
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Thereafter, the agreed ULEV strategy shall be updated at regular intervals 
commencing from date of completion of the 100th residential unit and at 100 
residential unit completions thereafter, until the completion of construction related 
operations. 
 

27. Ultra-Low Emission Vehicle (“ULEV”) Charging Points:  Details of the ULEV 
charge points pursuant to the condition above shall include: 
 
a)  Confirmation of the level of provision, type and power level, and ducting 
infrastructure for all residential and non-residential uses.  The level and type of 
provision relating to both change points and electricity infrastructure shall be in 
accordance with the ULEV Charging Strategy submitted under the above condition; 
 
b)  Plans, at a scale no greater than 1:250, detailing how charge points and 
associated infrastructure would be integrated into the specific layout of communal 
parking courts in relation to flatted developments; 

 
c)  A timescale for implementation of charge points and associated infrastructure as it 
relates to the completion of development in each phase, sub-phase; and, 
 
d)  Outline detail of a communication pack to be provided to each household on first 
occupation explaining how they can access electric car charging infrastructure. 
 
The scheme shall be carried out in accordance with the approved details and 
implemented in line with the approved timescales. 
 

28 Broadband Connectivity:  Prior to occupation of the first dwelling on site, the 
developer shall install the necessary infrastructure to enable the houses to be 
connected to the existing fibre optic network, where available, and in accordance with 
the relevant telecommunications provider's standards. 

29 Updated Landscape & Visual Impact Assessment: Prior to any works 
commencing on the construction of the either the site’s road network or the first 
residential unit, an updated Landscape & Visual Impact Assessment informed by 
further archaeological assessment shall be submitted to the Planning Authority for 
their written approval in consultation with Historic Environment Scotland.  

 
Reasons 

1. To ensure that the floor levels of the residential properties in this location are set 
above any level where flooding may occur and to ensure that the development is 
undertaken in conformity with the information provided in support of the application.  
 

2. To ensure that surface water is appropriately treated during the construction phase of 
the development.  
 

3. To reduce the risk of an increase in surface water runoff from this site. 
 

4. To ensure that shallow coal mine workings do not pose a risk to the development. 
 

5. To ensure the site is suitably remediated for its proposed use and to provide 
verification that the remediation has been carried out to the Authority’s satisfaction. 
 

107



6. To ensure all contamination within the site is dealt with. 
 

7. To safeguard and record the archaeological potential of the area. 
 

8. To ensure that night time noise levels are maintained within the target noise criteria 
(30dB) and residents of the development hereby approved are not adversely affected 
by road traffic noise.  
 

9. To ensure that the footpath link and associated water crossing is provided at an 
appropriate stage of the development. 
 

10. Since the information within the submitted survey was only valid for a 12 month 
period and to ensure that appropriate mitigation measures are in place should the 
presence of protected species subsequently be identified.  
 

11. To ensure that the development does not impact adversely upon nesting birds.  
 

12. To ensure that the walls to be incorporated within this development are of sufficient 
quality and character which enhances the countryside location of the site and 
achieves the outcome envisioned in the Masterplan.  
 

13. To ensure full consideration has been taken of the access requirements of the South 
Stirling Gateway allocation and the implications of this development in relation to the 
wider allocated site. 
 

14. To ensure agreement is reached between the planning authority and the developer in 
terms of the provision of certain aspects of the development. 
 

15. To ensure that the road design meets the Authority’s standard and in the interests of 
road safety.  
 

16. To ensure that the junction onto Pirnhall Road, and the section of Pirnhall Road 
between the junction and Glasgow Road are suitable to accommodate the traffic 
generated as a result of this development and in the interests of road safety.  
 

17. To ensure that drivers have clear visibility so that they can join the road safely. 
 

18. To ensure the treatment and attenuation of surface water within the development. 
 

19. To ensure that there is sufficient parking provided to serve the needs of all users 
within the development and that the parking is appropriately dimensioned. 
 

20. To ensure no loose material or surface water is discharged from the driveway onto 
the road. 
 

21. To ensure that drivers exiting driveways have a clear view of any oncoming vehicles, 
bikes or pedestrians and vice versa. 
 

22. To ensure that the development offers the opportunity for residents to travel on foot 
safely during phased construction works. 
 

23. In the interests of sustainable transport and in order to reduce the impact on the 
transport network as a result of private motorised travel. 
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24. Should this application be advanced to construction before the bus penetration along 
Pirnhall Road is in place to serve the South Stirling allocation, alternative facilities 
must be in place to ensure that residents of this development have access to public 
transport. 
 

25. To ensure the impacts of construction vehicles are fully understood and mitigated. 
 

26. To ensure the provision of appropriate charging infrastructure to encourage and 
sustain the uptake of ULEV in the interests of sustainability and local air quality, and 
to establish a minimum level of provision in accordance with ‘Delivering Clean Air for 
Scotland’ guidance. 
 

27. In the interests of air quality and sustainability, and in order to comply with the 
requirements of Stirling Council Supplementary Guidance Transport and Access for 
New Developments. 
 

28. To ensure that the necessary infrastructure to enable fibre-based high-speed 
broadband in new homes is available in accordance with Primary Policy 3 of the 
Stirling Council Local Development Plan 2018. 
 

29. Further work is required to understand and assess the development’s potential 
impacts on the special qualities and key landscape characteristics of the Battle of 
Sauchieburn and the Battle of Bannockburn. 
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Stirling Council  Agenda Item No. 9 

Planning & Regulation Panel Date of 
Meeting:  23 May 2023 

Not Exempt 

Stirling Taxi Unmet Demand Survey 2022 

 

Purpose 
The purpose of this report is to provide the Planning and Regulation Panel (the "Panel") with 
the opportunity to review and consider the trade responses to the consultation on the Stirling 
Unmet Demand Survey 2022 (the "Survey").  

Thereafter, the Panel is asked to agree whether to implement the recommendations 
proposed in the Survey. The determination of whether to implement the findings of the 
Survey is a matter that cannot be dealt with by officers using delegated powers. 

 

Recommendations  
The Planning & Regulation Panel is asked to: 

1. consider the report and the consultation responses and thereafter; 

2. agree whether to remove the taxi zone restriction; 

3. agree whether to retain a cap on taxi licences but increase the level of the cap by six 
additional licenses; 

4. aligned to recommendation 3, agree whether to implement a vehicle type condition 
on the six additional licences so that the additional taxi vehicle licenced vehicles are 
wheelchair accessible vehicles; 

5. aligned to recommendation 3 and 4, note that the Council will offer the six additional 
taxi vehicle licences to those on the taxi licence waiting list first before allocating the 
licences to those with pending applications lodged; 

6. agree that officers undertake further feasibility work in respect of the introduction of a 
new taxi rank at one of the locations outlined in the Survey, and will report back to 
Panel at a later date; and 

7. note that the taxi fare review has been carried out and is currently being consulted 
upon. 

 

Resource Implications  
None. 
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Legal & Risk Implications  
The Civic Government (Scotland) Act 1982 allows a local authority to refuse an application 
for a taxi or a private hire vehicle licence if it is satisfied that there is no significant unmet 
demand for taxi vehicles or overprovision in the case of private hire vehicles.  Scottish 
Government guidance and best practice states that the best way to determine if there is 
significant unmet demand or overprovision is by undertaking an unmet demand survey.  This 
provides the Panel with an evidential basis to support decision making in this area, reducing 
risk of challenge.  

A decision on the implementation of the findings of the Survey is a matter that cannot be 
dealt with by officers as it is a matter reserved to Panel to determine. 

 

1. Background  
1.1. The Council is required to ascertain from time to time whether there is unmet 

demand in respect of taxi vehicle numbers and overprovision in respect of 
private hire vehicle numbers.  The method of doing so is by undertaking an 
unmet demand survey.  

1.2. The Council appointed Licensed Vehicle Surveys & Assessment (“LVSA”) to 
undertake the Survey on its behalf.  The Survey was undertaken in November 
2022 and looked at issues such as the latent waiting time for a taxi, the use of 
ranks, whether the current cap on taxi numbers should be retained, the fleet 
mix and the use of de facto zones through conditioning licences. A copy of 
the Survey can be found at Appendix 1. 

1.3. LVSA has not found that there is any overprovision of private hire vehicles 
such as to justify that the number be capped. There are currently 108 private 
hire vehicles licenses issued by Stirling Council.  

1.4. LVSA has confirmed that there is significant unmet demand for taxis in the 
Stirling city centre area and propose remediation’s to rectify this.   

1.5. LVSA has recommended the removal of the taxi zone restriction. 

1.6. There are currently 82 taxi vehicle licences issued by Stirling Council.  11 of 
these licenses are restricted to operating outside Stirling City.  In effect, this 
has resulted in a de facto zone restriction system for taxi licences operating in 
Stirling.  

1.7. LVSA has recommended that the cap on taxi licences be retained but that the 
cap be increased by 6 additional taxi licences.  The cap was previously set at 
79 however three additional licences were granted in October 2022.  The 
Panel was unable to refuse the application for these three taxi licences 
because at that time there was not a current unmet demand survey to 
evidence that there was not significant unmet demand. 

1.8. LVSA has recommended that a vehicle type condition be implemented and 
that the six additional taxi vehicle licences be granted subject to a condition 
that they are wheelchair accessible vehicles.  This is to meet the identified 
lack of these types of vehicles in the existing taxi fleet. 

1.9. Stirling Council currently licenses 17 accessible vehicles licensed as taxi 
vehicles and 12 accessible private hire vehicles.  There is currently a 
condition attached to 11 of the taxi licence vehicles stipulating that these must 
be wheelchair accessible vehicles.  There are no similar conditions attached 
to private hire vehicles. 
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1.10. The Council currently has a waiting list of individuals who have expressed a 
wish to be allocated a taxi licence.  There are currently 17 individuals on the 
waiting list.  In 2018, a Taxi Vehicle Policy (the "Policy") was introduced which 
confirmed the operation of a waiting list.  Those on the waiting list were 
contacted in 2018 to confirm that they still wished to remain on the list.  The 
Policy confirms that if a licence is returned, or if the cap on the number of taxi 
licences is varied, the Council may allocate the licence(s) to the party at the 
top of the waiting list, provided that to do so would be in accordance with the 
1982 Act.  Although the Policy states that the waiting list does not have a 
legal status, it is considered that the waiting list has created a legitimate 
expectation for those on the list that they will be offered a licence should one 
become available.  

1.11. The Council currently has 16 applications for taxi licences and 4 applications 
for a variation of a taxi licence to remove the zone restriction awaiting 
determination.  The first of these will become a deemed grant on 12 July 
2023. 

1.12. Lastly, LVSA has recommended that a new rank to the south of the existing 
ranks in Stirling would be beneficial.  The recommendation is for this to be a 
night time rank. LVSA suggests that a new rank on Dumbarton Road, near 
Port Street would be the preferred location but also suggest alternative 
locations on Corn Exchange Road and Baker Street.  In order to implement a 
new taxi rank, appropriate consultation would need to be undertaken with the 
relevant stakeholders. 

 

2. Considerations 
2.1. The Council has consulted with Police Scotland and the taxi trade to ascertain 

their views on recommendations contained within the Survey. 

2.2. 30 consultation responses were received.  The consultation responses can be 
found at Appendix 2.  These have been compiled for the Panel to consider 
the responses under each of the heading of each of Survey's 
recommendations. 

2.3. The Survey provides an evidential basis for the Panel to determine to 
implement its recommendations. Further advice will be given to Panel should 
that be required. 

 

3. Implications  

Equality and Socio-Economic Impact 

3.1 The contents of this report were assessed under the Council’s Equality and 
Socio-economic Impact Assessment (EqSIA) process.  It was determined that 
an Equality and Socio-economic Impact Assessment was not required as this 
report is not seeking any changes to Council policies at this stage. 

Climate Change, Sustainability and Environmental Impact 

3.2 None.  
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Other Policy Implications 

3.3 Following consideration of the policy implications of this report no relevant 
issues have been identified. 

External Consultations 

3.4 Consultation with Police Scotland and the taxi trade. 

 

4. Background Papers 
4.1. EqSIA Assessment. 

4.2. Taxi Vehicle Policy 2018. 

 

5. Appendices 
5.1. Appendix 1 – Stirling Unmet Demand Survey 2022. 

5.2. Appendix 2 – Consultation Responses. 
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i Stirling Taxi Unmet Demand Survey & Private Hire Overprovision Assessment 

 

Executive Summary 
LVSA were commissioned by Stirling Council to undertake a taxi unmet 
demand survey and private hire overprovision assessment.   

With respect to unmet demand for taxis, this study is intended to fulfil the 
requirements set out in the Civic Government (Scotland) Act 1982 
(CGSA) and Best Practice Guidance (BPG) issued by the Scottish 
Government.   

Relevant guidance for the assessment of private hire overprovision is 
Private hire car licensing: guidance on power to refuse on grounds 
of overprovision and Private hire car overprovision: independent 
assessment tool for local authorities. 

All licensing authorities have full powers over licensing the vehicles, drivers 
and operators serving people within their area. Stirling Council has chosen 
to utilize its power to limit Taxi vehicle numbers in Stirling.   

At present, there are 70 taxi licences which may ply for hire or stand at 
ranks anywhere within the Stirling Council area.  In addition, there are a 
further 12 rural plates, which may only ply for hire outside Stirling City. 

Data has been collected through consultation with stakeholders, the trade 
and members of the public.  In addition, observations of activity at taxi 
ranks were undertaken to record volumes of taxis and passengers using 
each rank and whether any passengers had to wait for taxis to arrive at the 
ranks. 

Observations at taxi ranks were undertaken over three days in November 
2022, from Thursday morning through to Sunday morning. 
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Passenger volumes through ranks in Stirling

During the 2022 survey, 2,929 passengers were observed.  703 passengers 
(24%) had to wait for taxis to arrive at the ranks.  

Waiting passengers each hour

Passenger waiting occurred at various times throughout the three days 
covered by the rank survey.  waiting was most notable on Saturday night.

The capacity of licensed vehicles to meet passenger demand relates to both 
the number of licensed vehicles and the number of drivers licensed to drive 
them.  Some licensed vehicles may cover in excess of 60,000 miles per 
year, with multiple drivers operating the vehicle for multiple shifts.  
Nationally, throughout the UK, there is a shortage of licensed vehicle 
drivers.  In Stirling, there is a shortage of licensed drivers working as private 
hire or taxi drivers.  Some licensed vehicle drivers had taken up other 
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employment opportunities when demand for taxis and private hire cars 
dropped during Covid-19 lockdown measures.  Many of those drivers have 
not returned to driving licensed vehicle since demand has risen again.  

Some operators with multiple vehicles have reduced how many vehicles are 
in operation at times, as they don’t have enough drivers available.  Often, 
it is the larger and more expensive wheelchair accessible vehicles which are 
left.   

Rank hires account for less than 40% of hires undertaken by taxis.  The 
balance of hires are obtained through pre-booked hires and contracts. 

The prevalence of pre-booked hires amongst the taxi fleet may have a 
detrimental impact on the level of availability of taxis at the ranks, during 
periods of higher demand.  

Several coefficients are calculated from the rank survey results and from 
public consultation.  The coefficients are entered into a formula to calculate 
the Index of Significant Unmet Demand (ISUD).  The index value for the 
2022 survey was 271.1  This value was significantly above the threshold 
value of 80 and suggests that there is significant unmet demand for taxis 
in Stirling.   

The ISUD value, considered along with feedback from stakeholders and the 
public leads to the conclusion that there is significant unmet demand in 
Stirling. 

The level of provision of private hire cars was also assessed.  It was 
concluded that there is no overprovision of private hire cars. 

Other considerations 

The elderly and people with mobility impairments rely more heavily on the 
services of licensed vehicles, than the population at large.  Feedback from 
consultation with stakeholders, the public and the trade suggest that there 
is often a shortage of wheelchair accessible licensed vehicles, both prvate 
hire cars and taxis.   

There does appear to be some unmet demand for wheelchair accessible 
licensed vehicles in Stirling.   

The cost of operating taxis has increased significantly since before Covid-
19.  This has discouraged drivers from returning to the trade, as they may 
often earn more undertaking alternative occupations.  The shortage of 
drivers has led to significant unmet demand for taxis.  A revision of taxi 
fares to reflect current costs would help to encourage more drivers to return 
and increased capacity at the ranks. 

A zone system for taxi licences currently exists in Stirling, with some of the 
taxis having rural plates and being restricted from plying for hire or 
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operating from the ranks in Stirling City centre.  One reason for maintaining 
a zone system for taxi licences is to ensure that some taxis operate outside 
the urban central areas of a licensing area.  In Stirling, if the zone system 
were removed, some of the rural taxis would potentially service the ranks 
in Stirling City, during peak periods of demand.  This could potentially leave 
the rural population without service at these times.  The most common 
operating practice for rural taxis is to undertake pre-booked hires.  These 
hires are often booked well in advance.  As such, there is limited opportunity 
to focus on the active ranks in Stirling.  However, it is probable that some 
rural taxis would spend some time servicing the ranks in Stirling, even if 
only to pick up fares, having dropped off a pre-booked fare into Stirling 
City.  However, the drop in level of provision in rural areas, if the zone 
restrictions were removed, would be minimal. 

Rank hire is focussed on the rank on Murray Place.  In the recent past, much 
of the rank based provision was from the railway station rank.  The use of 
two active ranks effectively distributed provision between the ranks.  
However, the railway station is currently being re-developed and the rank 
at the railway station has been suspended.  Consequently, the majority of 
rank activity is focussed on the Murray Place rank.  In order to access the 
rank on Murray Place, taxis need to follow a significant diversion when 
returning to the rank from destinations to the south.  An additional rank to 
the south of the City centre would lead to more efficient use, less dead 
mileage for taxis and a modest increase in capacity.  In addition, a rank to 
the south would reduce fares for passengers travelling south. 

One means of increasing capacity in the taxi fleet would be to release 
additional taxi licences, by increasing the cap.  If any additional taxi vehicle 
licences were to be released, it would be worth considering restricting any 
additional licences to be approved WAV vehicles, as this would increase the 
level of provision of WAV vehicles.  However, there is no guarantee that any 
operators of new WAV taxi plates would target the wheelchair user market.  
The availability of such plates may be viewed simply as a means of 
accessing the general taxi market.  Wheelchair accessible vehicles, 
especially larger van based vehicles, tend to be more expensive to buy and 
to run, compared with saloon cars.  Large WAV vehicles also tend to be 
used to convey larger groups of people and people with large quantities of 
luggage, such as a family travelling to an airport.  Feedback from the trade 
suggests that the additional passenger charge in the fares table (a fixed 20 
pence charge per additional passenger over and above the first passenger) 
is not sufficient to pay for the additional operating costs associated with 
larger vehicles.  If the fares were reviewed, with an increased distance 
based charge for the carriage of 5 or more passengers, this may encourage 
more operators to operate larger WAV vehicles, in anticipation of being able 
to carry larger parties of passengers for a higher fare. 
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Recommendations 

The following measures are recommended: 

 Remove the taxi zone restriction. 
 Retain a cap on taxi licences and increase the level of the cap by six 

additional licences.  
 Implement a vehicle type condition that any additional taxi vehicle 

licences may only be granted to suitable wheelchair accessible 
vehicles. 

 Implement a new taxi rank to the south of Stirling City centre.  A 
rank on Dumbarton Road, near Port Street is recommended. 

 Undertake a fares review to reflect increased costs and to consider 
an additional fare tariff for groups of five or more passengers, to 
relate to the additional cost of operating larger taxis.  
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1 Stirling Taxi Unmet Demand Survey & Private Hire Overprovision Assessment 

1 General introduction and background 
Stirling Council is responsible for the licensing of Taxi and Private Hire 
Vehicles operating within the Council area. It retains a limit on the number 
of Taxi vehicles licensed.  

With respect to unmet demand for taxis, this study is intended to fulfil the 
requirements set out in the Civic Government (Scotland) Act 1982 
(CGSA) and Best Practice Guidance (BPG) issued by the Scottish 
Government.   

This report also encompasses an assessment of private hire overprovision 
in accordance with the guidance Private hire car licensing: guidance on 
power to refuse on grounds of overprovision and Private hire car 
overprovision: independent assessment tool for local authorities. 

Current taxi, private hire and operator licensing is undertaken within the 
legal frameworks set by the Civic Government (Scotland) Act 1982 (CGSA).  

Leeds University Institute for Transport Studies developed a tool by which 
unmet demand could be evaluated and a determination made if this was 
significant or not. The tool was taken forward and developed as more 
studies were undertaken. Over time this ‘index of significance of unmet 
demand’ (ISUD) has become established as an industry standard tool to be 
used for this purpose.  

Assessment of unmet demand for taxis is, in effect, the assessment of the 
level of under provision of taxis to meet demand.  Assessment of 
overprovision of private hire cars takes the opposite approach.  There are 
two key elements for assessment of overprovision of private hire cars.  The 
first component is to assess whether there is any evidence of under 
provision.  If there is strong evidence indicating under provision, then this 
effectively excludes the possible existence of overprovision.  If there is little 
or no evidence of under provision of private hire cars, then there is some 
possibility of over provision.  If this is the case, evidence should be sought 
to determine the degree to which overprovision exists and whether such 
overprovision is significant and presents a dis-benefit to the travelling 
public.  There is no equivalent to the ISUD calculation for determining the 
existence and significance of of overprovision of private hire cars.  

In general, the determination of conclusions about significance of unmet 
demand for taxis must take into account the practicability of improving the 
standard of service through the increase of supply of vehicles. It is also 
important to have consistent treatment of authorities as well as for the 
same authority over time. 

In conclusion, the present legislation in Scotland sees public fare-paying 
passenger carrying vehicles firstly split by passenger capacity. All vehicles 
able to carry nine or more passengers are dealt with under national public 
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service vehicle licensing. Local licensing authorities have jurisdiction over 
vehicles carrying eight or fewer passengers.  

These are split between taxis which are alone able to wait at ranks or pick 
up people in the streets without a booking, and private hire who can only 
be used with a booking made through an operator. If any passenger uses a 
private hire car without such a properly made booking, they are generally 
not insured for their journey. 
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2 Local background and context 
The authority has a current population of 94,080using the 2021 estimates 
currently available from the 2011 census.  

All licensing authorities have full powers over licensing the vehicles, drivers 
and operators serving people within their area. Stirling Council has chosen 
to utilize its power to limit Taxi vehicle numbers in Stirling. 

Table 1, Table 2 and Figure 1 illustrate the fleet composition for the licensing 
authorities in Scotland.  The authorities are arranged in order of increasing 
licensed vehicles per 1,000 population and increasing proportion of licensed 
vehicle drivers per licensed vehicle.   

Licensed Vehicle numbers and proportions are based on 2021 figures and 
Mid 2020 population data. 

Table 1 - Comparison of Licenced Vehicles per 1,000 population 

 

Note:  Data for Angus and City of Edinburgh, for 2021 was not available, 
sot the latest data (2020) was used.  No data for 2022 or 2023 has yet 
been published. 

Licensing Area Population
Taxi 
vehicles

Private 
hire 
cars

Total 
licensed 
vehicles

Taxis per 
1,000 
population

Private Hire 
Cars per 1,000 
population

Total licensed 
vehicles per 
1,000 population

East Lothian 107,900 112        54          166        1.0 0.5 1.5
Angus 115,820 121        67          188        1.0 0.6 1.6
Clackmannanshire 51,290 46          42          86          0.9 0.8 1.7
Midlothian 93,150 44          117        161        0.5 1.3 1.7
East Ayrshire 121,600 125        95          220        1.0 0.8 1.8
Dumfries & Galloway 148,290 214        59          273        1.4 0.4 1.8
Scottish Borders 115,240 164        55          219        1.4 0.5 1.9
Moray 95,710 164        18          182        1.7 0.2 1.9
North Ayrshire 134,250 220        47          267        1.6 0.4 2.0
Stirling 94,080 79          113        192        0.8 1.2 2.0
Orkney Islands 22,400 33          15          48          1.5 0.7 2.1
Perth & Kinross 151,910 101        233        334        0.7 1.5 2.2
Highland 235,430 236        296        532        1.0 1.3 2.3
Fife 374,130 481        369        850        1.3 1.0 2.3
South Ayrshire 112,140 108        171        279        1.0 1.5 2.5
West Lothian 183,820 83          401        484        0.5 2.2 2.6
Argyll & Bute 85,430 173        55          228        2.0 0.6 2.7
Aberdeenshire 260,780 350        346        696        1.3 1.3 2.7
Falkirk 160,560 372        105        477        2.3 0.7 3.0
Aberdeen City 229,060 647        189        836        2.8 0.8 3.6
Inverclyde 77,060 243        50          293        3.2 0.6 3.8
Eilean Siar 26,500 86          24          110        3.2 0.9 4.2
East Renfrewshire 96,060 45          369        414        0.5 3.8 4.3
Dundee City 148,820 509        167        676        3.4 1.1 4.5
West Dunbartonshire 88,340 334        91          425        3.8 1.0 4.8
East Dunbartonshire 108,750 236        296        532        2.2 2.7 4.9
North Lanarkshire 341,140 477        1,201    1,678    1.4 3.5 4.9
South Lanarkshire 320,820 348        1,299    1,647    1.1 4.0 5.1
Shetland Islands 22,870 70          58          128        3.1 2.5 5.6
Renfrewshire 179,390 226        782        1,008    1.3 4.4 5.6
City of Edinburgh 527,620 1,313    2,486    3,799    2.5 4.7 7.2
Glasgow, City of 635,640 1,419    3,449    4,868    2.2 5.4 7.7
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Whilst the comparison of licensed vehicles against population provides a 
useful metric, it should be noted that population size is not the only driver 
of demand for licensed vehicles.  Other aspects such as visitor numbers, 
car ownership/availability, levels of business travel, the presence of large 
rail termini and airports can have a significant influence on the demand for 
licensed vehicles.  For example, Renfrewshire has a large proportion of 
licensed vehicles per head of population.  A significant influence on the 
demand for licensed vehicles is the fact that Glasgow Airport lies within the 
boundary of Renfrewshire and many of the licensed vehicles servicing the 
airport are licensed by Renfrewshire Council.  Glasgow and Edinburgh also 
have relatively high levels of licensed vehicle provision per head of 
population.  Much of the demand is driven by the level of non resident users 
in each city.  Tourist and leisure visitors, business visitors and passengers 
in transit from the airports and major rail stations all contribute to demand, 
in addition to demand generated by residents in each Council area. 

Both taxis and private hire cars are often associated by the public as 
vehicles which are commonly hired by any member of the public for 
immediate travel, often for relatively short local trips.  However licensed 
vehicles also fulfil other functions such as limousine services, airport 
transfers, tourism services and corporate travel.  As such, in some licensing 
areas, such vehicles rarely or never are used for immediate hires by the 
general public.  Larger cities and rural areas tend to have higher levels of 
demand for such services and hence a greater number of licensed vehicles 
in cities may be used for such non-immediate hire purposes, compared with 
smaller urban areas. 

In addition to licensed vehicle numbers, it is prudent to consider the number 
of drivers licensed to drive these vehicles.  In Stirling, licensed taxi drivers 
may drive both taxis and private hire cars.  Private hire car drivers are 
limited to only driving private hire cars. 

Higher ratios of licensed vehicle drivers to licensed vehicles may imply more 
intensive use of each vehicle.  Consequently, the capacity of the fleet is 
enhanced with more extensive use of vehicles for multiple shifts.  Fleets 
with a higher ratio of drivers to vehicles tend to be more capable of catering 
for larger fluctuations in demand, such as increased demand on Friday and 
Saturday nights.  Table 2 provides the ratio of licensed vehicle drivers to 
licensed vehicles, ranked by the ratio of all drivers to all licensed vehicles, 
based on 2021 Scottish Government data ( the latest available).  The ratio 
of all licensed vehicle drivers to all licensed vehicles for Stirling was 1.52.  
This is higher than the Scottish average. 
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Table 2 - Ratio of licensed drivers to licensed vehicles 

  

 

Fares comparison 
Private Hire and Taxi Monthly magazine publish monthly league tables of 
the metred fares for taxis in Licensing Authorities in the UK.  The Tariff 1 
fares for a two mile journey (distance costs only) are compared and ranked.  
The lower the ranking (number), the more expensive the journey, 
compared with other authorities.  The January 2023 table indicated that the 
fares in Stirling were ranked 319 out of 345 authorities listed.  This indicates 

Private hire 
driver to Private 
Hire Car ratio

Taxi driver to 
Taxi vehicle ratio

All licensed vehicle 
drivers to all licensed 
vehicle ratio

West Dunbartonshire 0.00 1.34 1.05
East Dunbartonshire 0.33 2.00 1.07
Highland 0.33 2.00 1.07
Scottish Borders 0.35 1.46 1.18
East Renfrewshire 1.20 1.40 1.22
Renfrewshire 1.08 1.83 1.25
South Lanarkshire 1.01 2.15 1.25
Falkirk 1.10 1.30 1.26
North Lanarkshire 0.99 2.06 1.30
Aberdeen City 0.01 1.69 1.31
Clackmannanshire 0.10 2.37 1.31
Glasgow, City of 1.31 1.45 1.35
Dumfries & Galloway 0.24 1.80 1.46
Eilean Siar 1.00 1.59 1.46
Moray 0.50 1.62 1.51
West Lothian 1.42 1.93 1.51
Stirling 0.09 3.57 1.52
Dundee City 0.15 1.98 1.53
Edinburgh, City of 1.31 2.13 1.59
Midlothian 1.55 1.73 1.60
East Ayrshire 0.17 2.71 1.61
Angus 1.78 1.54 1.62
Inverclyde - 2.06 1.71
East Lothian - 2.54 1.71
North Ayrshire 0.02 2.09 1.72
Argyll & Bute 0.78 2.04 1.74
Perth & Kinross 2.55 5.87 1.78
South Ayrshire 0.52 3.84 1.81
Fife 0.00 3.31 1.87
Orkney Islands 0.53 2.52 1.90
Aberdeenshire 0.33 3.52 1.94
Shetland Islands 1.16 2.93 2.13

Scotland 0.98 2.06 1.41
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that taxis in Stirling are cheaper than for most authorities. A comparison of 
the fares ranking of Scottish authorities is presented in Table 3 

Table 3 - Comparison of Taxi fares rankings in Scottish authorities 

 

Local Authority Fare Rank (UK)
Rank 
(Scotland)

Midlothian £8.80 8 1

Shetland Islands £7.62 62 2

East Ayrshire £7.60 65 3

Fife £7.60 66 4

South Ayrshire £7.40 93 5

Argyll & Bute £7.13 123 6

East Lothian £7.00 139 7

City of Edinburgh £7.00 140 8

Eilean Siar £7.00 153 9

Glasgow, City of £6.80 170 10
South Lanarkshire 
(CAMBUS/R'GLEN)

£6.80 178 11

West Lothian £6.80 184 12

Dundee City £6.79 187 13

Angus £6.70 191 14

East Dunbartonshire £6.70 195 15

Moray £6.60 211 16

Orkney Islands £6.50 226 17

East Renfrewshire £6.40 238 18

Perth & Kinross £6.33 246 19

Falkirk £6.20 258 20

Renfrewshire £6.15 266 21

Aberdeenshire £6.10 268 22

Clackmannanshire £6.10 270 23

Scottish Borders £6.05 272 24

Aberdeen City £6.00 273 25

West Dunbartonshire £6.00 279 26
South Lanarkshire (E. 
KILBRIDE)

£6.00 292 27

Highland £5.80 305 28
South Lanarkshire 
(CLYDESDALE)

£5.80 312 29

Stirling £5.70 319 31

North Lanarkshire £5.60 322 32
South Lanarkshire 
(HAMILTON)

£5.60 323 33

Inverclyde £5.54 326 34

Dumfries & Galloway £5.50 327 35

North Ayrshire £5.30 333 37
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3 Patent demand measurement (rank surveys) 

Taxi ranks 
Four taxi ranks were surveyed from the morning of Thursday 17th November 
2022 to the morning of Sunday 20th of November 2022 

These locations were: 

Old Gartmore Road (Drymen) 

Goosecroft Road, Stirling 

Station Road, Stirling 

Murray Place, Stirling 

In addition, the space along Barnton Street, to the north of Murray Place 
and Maxwell Place.  These are not formal rank locations, however, they 
each had potential for use as informal rank locations. 

Shortly before the rank surveys were undertaken, the established taxi rank 
at Stirling railway station was closed to facilitate station redevelopment 
work.  Two temporary ranks were established on Station Road and 
Goosecroft road as replacements for the railway station rank. 

Rank surveys 

Surveys were undertaken using video cameras which recorded activity at 
the ranks from Thursday to the following Sunday morning.  The video 
footage of each rank was processed to assess the level of usage of each 
rank and to record any incidences of passenger waiting.   

Overview of observations 

During the course of the survey, some 1,866 taxis were observed departing 
the ranks with passengers.     

There are 70 taxis licensed to operate within Stirling City and a further 12 
taxis which may only operate within the Stirling Council boundary, but 
outside Stirling City.  When we consider the 70 Stirling City taxis, the 1,866 
hires would equate to approximately 27 hires per vehicle, or 9 hires per day 
over the three days.   

The proportion of taxis which left the ranks empty was approximately 10%.  
Taxis normally leave ranks empty for a variety of reasons.  These include 
moving to another rank, having waited unsuccessfully for a hire, or leaving 
the rank to service a booking.  Occasionally, taxis were observed leaving 
the Murray Place rank to move to the Station Road rank, to pick up a 
passenger.  The majority of empty departures didn’t appear to move to 
other ranks.  
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During the course of the surveys, there were three occasions when 
passengers in wheelchairs boarded taxis at the ranks.  On each occasion 
the wheelchair user boarded a wheelchair accessible vehicle. 

Many incidences of passenger waiting were observed.  Out of 2,929 
passengers observed using Taxis, 703 (24%) had to wait for a taxi.  It 
should be noted that not all passengers observed waiting for a taxi, actually 
boarded a taxi.  Some intending passengers left the ranks in frustration, 
having waited at the rank for a taxi to arrive.  These are examples of latent 
unmet demand. 

The average waiting time for all passengers who had to wait for a Taxi, 
during the 2022 survey, was 7 minutes 13 seconds.   

During the 2022 survey, the average waiting time for all passengers, 
including those who didn’t have to wait, was 1 minutes 44 seconds.   

 

Total volumes of passengers and taxis through each of the ranks is 
summarised in the following tables. 

 

 

 

Rank location

Total taxis 
departing the 
ranks empty

Total taxis 
departing the 
ranks with 
passengers

Total taxis 
departing the 
ranks 

Total passengers 
departing the 
ranks

Average 
passengers per 
taxi

Total for all locations 84 414 498 547 1.3
Old Gartmore Road (Drymen) 0 0 0 0 0.0
Goosecroft Road 11 5 16 5 1.0
Station Road 18 105 123 139 1.3
Murray Place 55 304 359 403 1.3

Thursday - Friday

Rank location

Total taxis 
departing the 
ranks empty

Total taxis 
departing the 
ranks with 
passengers

Total taxis 
departing the 
ranks 

Total passengers 
departing the 
ranks

Average 
passengers per 
taxi

Total for all locations 53 622 675 918 1.5
Old Gartmore Road (Drymen) 0 0 0 0 0.0
Goosecroft Road 6 11 17 11 1.0
Station Road 15 143 158 180 1.3
Murray Place 32 468 500 727 1.6

Friday - Saturday

Rank location

Total taxis 
departing the 
ranks empty

Total taxis 
departing the 
ranks with 
passengers

Total taxis 
departing the 
ranks 

Total passengers 
departing the 
ranks

Average 
passengers per 
taxi

Total for all locations 76 830 906 1464 1.8
Old Gartmore Road (Drymen) 0 0 0 0 0.0
Goosecroft Road 8 5 13 9 1.8
Station Road 11 128 139 210 1.6
Murray Place 57 697 754 1245 1.8

Saturday - Sunday
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No taxis were observed at the rank on Old Gartmore Road.  No taxis were 
observed waiting for passengers on Barnton Street or Maxwell Place.  Taxis 
did queue on Barnton Street occasionally, waiting to join the rank on Murray 
Place. 

The number of passengers who had to wait at a rank for a taxi, is presented 
in Figure 2, aggregated across all ranks. 

 

Figure 2 - Total wating passengers each hour 

Waiting passengers in each hour, as a proportion of all passengers during 
the same hour, are presented in Figure 3.  It should be noted that in some 
hours, the waiting passenger percentage exceeded 100%.  The waiting 
passengers included those who gave up waiting, before a taxi arrived.  
However, the total passenger volumes reflect those who boarded taxis and 
did not include those who waited and gave up. 

Rank location

Total taxis 
departing the 
ranks empty

Total taxis 
departing the 
ranks with 
passengers

Total taxis 
departing the 
ranks 

Total passengers 
departing the 
ranks

Average 
passengers per 
taxi

Total for all locations 213 1866 2079 2929 1.6
Old Gartmore Road (Drymen) 0 0 0 0 0.0
Goosecroft Road 25 21 46 25 1.2
Station Road 44 376 420 529 1.4
Murray Place 144 1469 1613 2375 1.6

All 3 days
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Figure 3 - Proportion of boarding passengers who waited for a taxi

The levels of passenger activity at the ranks were analysed and the graph 
presented below summarises the profile of activity at each of the ranks.

Figure 4 – Observed 2022 volumes of passengers through each rank

The profile of passenger demand was dominated by the Murray Place rank.

Passenger volumes on Saturday afternoon and night were higher than 
during Thursday and Friday.  
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Estimation of the number of taxis working from ranks 
The rank observation data was processed to provide an estimate of how 
many taxis were working from the ranks during each hour of the survey.  
The nature of work undertaken by most of the taxis in the fleet is a mixture 
of rank hires and pre-booked hires.  Therefore, not all working taxis were 
working from the ranks at any given time, some were undertaking pre-
booked hires and were not available for hire from ranks. 

The estimate derived is the number of full time equivalent taxis working 
from the rank, rather than a count of how many distinct taxis were observed 
at some point during each hour.   i.e. how many taxis spend each hour 
either conveying passengers from the ranks or waiting at the ranks for a 
passenger.  Typically, at peak activity levels, taxis, which pick up only from 
ranks, may undertake around 3 to 5 hires per hour, if passengers are 
queued at the rank.  At other times, the number of hires is lower and taxis 
wait at the ranks between hires.  However, in Stirling, some taxis undertake 
both rank hires and pre-booked hires and some undertake only pre-booked 
hires.  A common scenario would be that a taxi may pick up a hire from a 
rank, then pick up one or more hires from non-rank locations, through pre-
booked hires.  Under this scenario where taxis may work from a rank for 
part of an hour, only that fraction of the hour is counted towards the 
aggregate taxi equivalence.  Figure 5 presents the aggregate equivalent 
taxis working from ranks and excludes any other taxis either not working 
during that hour, or undertaking pre-booked hires. 

 

 

Figure 5 - Estimate of taxis working from the ranks  
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The number of taxis working from the ranks dropped on Thursday and 
Friday during ‘school run’ periods.  This corresponds with feedback from the 
public and stakeholders that these are periods when it can be more difficult 
to obtain a taxi.  Indeed, there was an increase in observed passenger 
waiting at the ranks during these periods.   

On Friday night, the number of taxis working from the ranks increased 
compared with the afternoon.   

On Saturday, the number of taxis working from the ranks increased slightly 
during the late evening.  Despite passenger volumes through the ranks 
increasing later at night the number of taxis working from the ranks didn’t 
increase.  The number of passengers carried from the ranks increased 
slightly later on Saturday night, suggesting that the taxis working from the 
ranks were busier with little dwell time between hires.  This was 
corroborated by the passenger waiting observed later on Saturday night. 

Whilst the number of taxis working from the ranks didn’t increase on 
Saturday night, compared with earlier in the evening, this doesn’t 
necessarily mean that more taxis were not working at that time.   
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4 General public views 
It is very important that the views of people within the area are obtained 
about the service provided by licensed vehicles. A key element which these 
surveys seek to discover is specifically if people have given up waiting for 
taxis at ranks (the most readily available measure of latent demand). 
However, the opportunity is also taken with these surveys to identify the 
overall usage and views of taxis and Private Hire Cars within the study area, 
and to provide an opportunity for people to identify current issues and 
factors which may encourage them to use licensed vehicles more. 

Such surveys can also be key in identifying variation of demand for licensed 
vehicles across an area, particularly if there are significant areas of potential 
demand without ranks, albeit in the context that many areas do not have 
places apart from their central area with sufficient demand to justify taxis 
waiting at ranks.  

Surveys of the public were undertaken using online surveys. A total of 95 
responses were obtained. 

The results of the surveys are presented in this chapter.  Not all questions 
were answered by all respondents.  The total response proportions for some 
questions do not add up to 100%.  This is either due to rounding or, for 
some questions, respondents were invited to select more than one 
response. 

Public attitude survey results 
Respondents were asked all the ways in which they could hire a private hire 
car.  This question was intended to establish the respondent’s 
understanding of the differences between taxis and private hire cars.  16% 
of respondents chose one or more means of hiring a private hire car, which 
were only valid for taxis.  9% of respondents were unsure or didn’t know. 

Respondents were asked “How frequently do you travel by Taxi or 
Private Hire Car in  the Stirling Council area?”  Responses were as 
follows: 

Response Proportion 
Almost daily 9% 
Once a week 13% 
A few times a month 26% 
Once a month 18% 
Less than once a month 31% 
Never 3% 
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In the last 3 months, have you made one or more trips by  Taxi or 
Private Hire Car in  Stirling? If yes, was this a  Taxi or Private Hire 
Car? 

Response Proportion 
Yes, Private Hire 14% 
Yes, Taxi 29% 
Yes, both types or don't know 42% 
No 15% 

 

Do you have a preference for using either taxis or private hire cars? 

Response Proportion 
I prefer to use taxis, rather than 
private hire cars 

19% 

I prefer to use private hire cars, 
rather than taxis 

10% 

I don’t have a particular preference 71% 
 

Those respondents who indicated a preference for taxis, were asked: 
“Could you tell us why you prefer to use taxis?  Please choose any 
features which apply, and add any additional features that  you feel 
you need to.” 

Responses included the following features, in descending order of 
popularity: 

 Taxis are readily available at ranks when I need them 
 Taxis are cheaper 
 Driver knowledge is better amongst taxi drivers 
 The company I use when booking generally provide taxis rather than 

private hire cars 
 Customer service is better with taxis than with private hire cars 
 I have a regular provider that I like to use 
 Taxis are more comfortable 
 I feel that the quality of taxis is better than private hire cars 
 There aren’t enough private hire cars available when I need one 
 Taxis are generally in better condition 
 Taxis, when available, are located where I need them 
 Taxis are regulated and I don’t know about private hire regulations 
 Almost impossible to prebook vehicle that accommodate powerchairs 

Those respondents who indicated a preference for private hire cars, were 
asked: “
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Responses included the following features, in descending order of 
popularity: 

 I have a regular provider that I like to use 
 Private hire cars are readily available when I need them 
 Customer service is generally better with private hire cars than with 

taxis 
 There aren’t enough taxis available when I need one 
 The company I use when booking, generally provide private hire cars 

rather than taxis 
 I feel that the quality of private hire cars is better than taxis 
 Private hire cars are generally in better condition 
 Private hire cars are more comfortable 
 Private hire cars are more reliable when booked in advance 

 

Response Proportion 
Medical 22% 
Leisure 85% 
Work 30% 
Education 6% 
Shopping 22% 
Travelling to and from the train 
station 

3% 

Airport travel 1% 
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The area administered by Stirling Council is diverse and 
encompasses rural and urban areas.  In order that we can 
determine how licensed vehicle services vary from place to place, 
could you tell us where within the Stirling Council area you most 
commonly use a taxi or private hire car (licensed vehicles)? 

Area Proportion 
Aberfoyle 1% 
Ardchyle 0% 
Balfron 3% 
Balmaha 0% 
Bannockburn 14% 
Bridge of Allan 18% 
Callander 1% 
Cambusbarron 5% 
Cowie 6% 
Crianlarich 0% 
Doune 3% 
Drummond 1% 
Drymen 0% 
Dunblane 9% 
Fallin 3% 
Inverarnan 0% 
Inversnaid 0% 
Killin 0% 
Kilmahog 0% 
Kinlochard 1% 
Lochearnhead 0% 
Mugdock 0% 
Plean 4% 
Port of Menteith 0% 
Rowerdennan 0% 
Strathyre 0% 
Tyndrum 0% 
Stirling (City) 89% 
Strathblane / Blanefi eld 0% 
Whins of Milton 8% 

 

How do you normally hire a licensed vehicle within this area? 

Method Proportion 
At a marked taxi rank 27% 
Flag down a passing Taxi 1% 
Telephone a taxi company 55% 
Approach a waiting private hire car 
that you haven’t booked 

1% 

Use my mobile or smart phone with 
a mobile app for booking a licensed 
vehicle 

15% 

Approach a waiting or parked taxi, 
not at a rank 

1% 
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How often do you take a taxi from a taxi rank as opposed to pre-
booking a taxi or a private hire car? 

Frequency Proportion 
Almost daily 2% 
Once a week 4% 
A few times a month 24% 
Once a month 18% 
Less than once a month 37% 
I can't remember when I last used 
a Taxi 

6% 

I can't remember seeing a Taxi in 
the Stirling Council area 

6% 

Never 2% 
 

Could you tell us which taxi ranks you would normally use or would 
consider visiting? 

The majority of respondents indicated the Railway Station and Murray Place 
ranks.  A small number of respondents indicated some locations which are 
not formal ranks.  These were Barnton Street, and Maxwell Place. 

Is there any location in  the Stirling Council area, where you would 
like to see a new taxi rank? 

Response Proportion 
Yes 53% 
No 47% 

 

Popular locations suggested within Stirling City were: 

 In the area around Upper Craigs / Port Street / Wellgreen Road 
 Albert  Halls / Corn Exchange 

Some additional suggestions made less frequently, for locations within 
Stirling City, were: 

 Top of the town 
 Sainsbury’s / North Stirling 
 St Ninians 
 Riverside area 

For other locations around the Stirling Council area, additional suggestions 
were: 

 Callander 
 Dunblanne 
 Bridge of Allan  
 Bridge of Allan train station 
 Fallin & Throsk area 
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Do you have a view on the availability of private hire cars or taxis?  
Please choose the statement which most closely agrees with your 
opinion. 

View Proportion 
There are enough taxis and private hire cars for me to hire 
one if I need one 

10% 

There are enough taxis but not enough private hire cars for 
me to hire one if I need one 

1% 

There are not enough taxis, but there are enough private 
hire cars for me to hire one if I need one 

1% 

There are not enough taxis or private hire cars for me to 
hire when I need one 

22% 

There are generally enough taxis or private hire cars, but 
not enough on Friday or Saturday nights 

12% 

There are often periods when there are no taxis at the ranks 
and no licensed vehicles available to book 

32% 

I don't use licensed vehicles enough to have an opinion on 
the matter 

5% 

There are plenty taxis and private hire cars available in 
Stirling (City) but not enough in other areas 

3% 

I sometimes need to hire a wheelchair accessible licensed 
vehicle, but can't always rely on being able to book one 
when I need one. 

7% 

There is a lack of accessible taxis throughout the region 1% 
Not enough taxis in the evenings especially at weekends but 
also weeknights 

1% 

They are busy at certain times e.g. when schools start and 
finish 

1% 

There is a huge problem in Stirling with trying to book 
wheelchair accessible taxis.  Sometimes they can take you 
out but not take you home. 

1% 
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Have you had any problem with the local Taxi service? (indicate as 
many as apply)  Please note, this relates specifically to  Taxis only. 

Problem Proportion 
Design of vehicle 10% 
Driver issues 8% 
Position of ranks 17% 
Lack of availability of taxis 63% 
Cleanliness 5% 
Price 16% 
No problems or issues 12% 
I don't have an opinion on this question 11% 
Very poor driving standards 1% 
Aggressive and inconsiderate driving 1% 
Some taxi drivers grumble if local drop off.  Others drive too 
fast, particularly in areas with speed bumps 

1% 

Lack of taxi marshals at night 1% 
Type of vehicle - not many fit a buggy unless it is folded 
down 

1% 

Not electric vehicles 1% 
Lack of wheelchair accessible taxi provision 1% 

 

Have you had any problem with the local private hire car service? 
(indicate as many as apply) 

Problem Proportion 
Design of vehicle 6% 
Driver issues 7% 
Position of ranks 7% 
Lack of availability of taxis 47% 
Cleanliness 2% 
Price 8% 
No problems or issues 18% 
I don't have an opinion on this question 22% 
Booked cars not turning up or arriving really early 2% 
Aggressive and inconsiderate driving 1% 
Poor wheelchair accessible taxi availability, whether due to 
shortage of vehicles or drivers able to drive them 

1% 

Type of vehicle - not many fit a buggy unless it is folded 
down 

1% 

Not electric vehicles 1% 
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Do you consider you, or anyone you know, to have a disability that 
means you need and adapted vehicle? (Not necessarily a licensed 
vehicle) 

Response Proportion 
No 76% 
Yes - I need a wheelchair accessible vehicle 4% 
Yes - someone I know needs a wheelchair accessible vehicle 13% 
Yes - I need an adapted vehicle but not wheelchair 
accessible 

0% 

Yes - someone I know needs an adapted vehicle but not 
wheelchair accessible 

7% 

 

Have you or anyone you know faced difficulty obtaining a 
wheelchair accessible licensed vehicle? 

Response Proportion 
No 77% 
Yes, me or someone I was travelling with faced difficulty 
obtaining a wheelchair accessible vehicle 

10% 

Yes, someone I know has faced difficulty obtaining a 
wheelchair accessible vehicle 

13% 

 

If you answered the previous question as yes, could you tell us more 
about what type of difficulties were faced? 

Responses included the following statements: 

 Have to wait sometimes an hour at a taxi rank in freezing conditions. 
Not enough cars since Covid 

 No wheelchair accessible taxis available. Had to remove my son from 
his chair 

 A resident I work with had a dentist appointment and pre booked but 
when it was time for the taxi to come the company cancelled because 
they didn't have a wheelchair taxi, now they have to pay a fine before 
the dentist will see them again 

 Not being able to pre-book an accessible taxi 5 days in advance. 
 No wheelchair taxi due to the driver not able to uses the equipment. 

Wheelchair vehicles park up after certain times. 
 Lack of availability to pre book 
 Finding a company who has wheelchair accessible cars 
 I believe there are 4 wheel chair accessible taxis, and they’re always 

serving the uni with large groups of students. 
 Unavailability 
 Accessibility and availability of suitable taxi/hire 
 Lack of availability 
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 Quite often can't book a WAV when needed, for example there might 
be a vehicle but no driver available, eg on a Sunday, or they are all 
taken up with school runs, or just not available 

 Not available 
 Family with child powerchair user. Unable to get accessible vehicle 

frequently for excursions & school. Every time we have tried, we have 
been told none are currently available. Our son’s school has 
experienced exactly the same issue causing him to miss out on 
activities that his able-bodied peers were able to attend with the 
school 

 Could not get a taxi suitable to take a wheelchair 
 Tried to book a wheelchair accessible vehicle for my wife and none 

were available 
 There are very few available 
 They need access to a car that will take the wheelchair with them still 

sitting in it and not many taxis/private hire can do this. 
 1. Despite booking a taxi days in advance to go out for lunch, I was 

told no taxis would be available after 2.15pm as “all taxis go onto 
school runs”. I believe this block-commandeering of taxis by the 
council goes on til after 4pm. On that occasion I was able to push the 
wheelchair home but, had it been raining, that would have been out 
of the question. 2. Every year, for the last few years, getting a 
wheelchair accessible taxi to bring my brother to and from my home 
for Christmas had proved impossible. Family have managed to push 
him here and back (half hour either way), but the weather has been 
dry - rain would have made it dangerous for him. We’ve been told 
things like “we’ve got the cars, we just don’t have the drivers”. Surely 
there is a moral obligation on taxi companies to provide a service for 
disabled people as well as they do to able-bodied people? This year 
we have a taxi booked to bring him here but no way of getting him 
home. It’s a shocking service and you need to tackle it through 
licensing. Just having disabled cars on their books is not good 
enough! 

 

The types of vehicles used as taxis and private hire cars vary.  Do 
you have a preference for the type of vehicles you would normally 
hire as either a taxi or a private hire car? 

Response Proportion 
A saloon or estate car 15% 
A people mover type car 1% 
A van based vehicle, with more seats 1% 
A wheelchair accessible vehicle 12% 
A purpose built 'taxi' type vehicle 7% 
No particular preference 64% 
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Have you wanted to hire a Taxi in the last 3 months at a taxi rank   
[i.e. NOT by flagging down a passing  taxi and not by pre-booking 
by telephone, app or online] and given up or made alternative 
arrangements for travel because none were available? 

Response Proportion 
Yes 60% 
No 40% 

 

Respondents were asked to state at which rank or ranks they had given up 
trying to hire taxis.  Some respondents indicated locations where there are 
no taxi ranks.  However, 51% identified valid locations. 

Have you wanted to hire a  Taxi in the last 3 months by flagging 
down [i.e. not at a rank] and given up or made alternative 
arrangements for travel because none were available? 

Response Proportion 
Yes 27% 
No 73% 

 

Most of the respondents who indicated that they had given up trying to flag 
down a taxi had also indicated that they had given up waiting at a rank.  In 
total 53% indicated that they had either given up waiting at a rank or given 
up trying to flag down a taxi, or both.  This value of latent unmet demand 
is taken into account when assessing the overall level of unmet demand. 

If licensed vehicles were more reliably available to pre-book when 
you needed one, would you use them more frequently? 

Response Proportion 
Yes 66% 
No 10% 
No opinion 24% 

 

 

Response Proportion 
Yes 68% 
No 14% 
No opinion 18% 
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Have you wanted to book a  Taxi or Private Hire Car, by telephone 
or online, for immediate travel, in the last 3 months and had to 
make alternative arrangements because a licensed vehicle was not 
available within a reasonable time? 

Response Proportion 
Yes 60% 
No 40% 

 

If yes, how long approximately was the wait time quoted? 

Response Proportion 
up to 20 minutes 0% 
20 - 30 minutes 13% 
30 - 60 minutes 31% 
1 - 2 hours 29% 
Over 2 hours 15% 
Not available 10% 
No suitable wheelchair vehicle would be available 2% 

 

Do you have regular access to a car? 

Response Proportion 
Yes 83% 
No 17% 

 

Thinking back to times prior to the spread of Covid-19 and the 
availability of licensed vehicles at that time, compared with now, do 
you feel that the number of licensed vehicles available for use has 
changed? Please choose the option which most closely represents 
your view 

Response Proportion 
No difference 14% 
There are more private hire cars available to book now and 
similar numbers of taxis waiting at ranks 

4% 

There are the same amount of private hire cars available to 
book now and similar numbers of taxis waiting at ranks 

3% 

There are more private hire cars available to book now and 
less taxis waiting at ranks 

8% 

There are the same amount of private hire cars available to 
book now and less taxis waiting at ranks 

4% 

There are less private hire cars available to book now and 
less taxis waiting at ranks 

39% 

There are the same amount of private hire cars available to 
book now and more taxis waiting at ranks 

1% 

No opinion on this matter / Don’t know 26% 
There are not enough drivers since the pandemic 1% 
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Thinking back to times prior to the spread of Covid-19 and 
comparing your use of licensed vehicles at that time, do you feel 
that your use of licensed vehicles now is different to the level of use 
prior to Covid-19? 

Response Proportion 
No difference 41% 
I use licensed vehicles less now, compared with prior to 
Covid-19 

32% 

I use licensed vehicles more now, compared with prior to 
Covid-19 

10% 

No opinion on this matter 17% 
 

If your level of use of licensed vehicles has changed since pre-
Covid-19 times, could you tell us a bit more about why the level of 
use has changed? 

Responses from those who felt that their use of licensed vehicles has 
increased, included the following statements: 

 Not willing to use public transport due to the amount of people  
 Change in work situation means arriving back in Stirling later in the 

evening. 
 Reluctant to use bus service 
 I’m disabled and the buses are so unreliable. I don’t have any other 

access to other transportation, and rely on these to make critical 
journeys 

 Difficulty parking at Stirling train station, insufficient parking 
available hence transport to / from station needed as it’s over half 
hour walk and no bus alternative  

 I moved out of the city centre 
 Still covid concerned 
 I rely on taxis more as bus services where I live have reduced 

significantly since covid-19 
 Sometimes I'm not comfortable getting on crowded public transport 

with lots of people coughing - my mum is 93 and I can't risk taking 
a virus to her. 
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Responses from those who felt that their use of licensed vehicles has 
decreased, included the following statements: 

 Because they are not available when you need them. Huge shortage 
or cars 

 Less disposable income 
 Go out less 
 Generally lack of availability especially at night 
 Visiting Stirling City Centre less frequently  
 Not going out as much to bars 
 Rely more on my own vehicle because public transport is not reliable 

any more  
 Problems with Trains have meant I have travelled less and not used 

taxis 
 I think I am still coming out of Covid times and not back to normal 

going out in the evening mode yet. When I do go out the lengthy 
wait time at Murray Place rank puts me off. I either drive now or book 
a taxi but I would prefer to use the taxi rank and go home when I 
want to instead of going home when I booked the taxi hours earlier  

 They don’t appear to be as readily available, so make night out plans 
based on when / if I can get home. 

 I do not want to wait for hours in town centre at weekends so I don’t 
go anymore. 

 Don’t go out as much  
  Any trust that taxis are going to be at the taxi rank getting of some 

of the last trains back into Stirling so usually have pre-arranged lifts 
or have to walk  

 Car hire is significantly less available now, forcing myself and friends 
to find alternative means. Many won’t go out in Stirling after being 
stranded at taxi ranks for hours without any available cars coming. 
This is dangerous.  

 Try to use taxis less due to the amount of different people that use 
them meaning things could spread again. 

 I use them less because there are literally none available. I now don’t 
have a means of getting my children to an after school club. They 
are Aberfoyle school and pre covid, a taxi took them either to 
Gartmore or Mclaren. There now are no taxis to do that. I’m a single 
mother working full time with no family or partner here. It’s a 
massive challenge . I live in brig o Turk  

 There are less taxis and private hire vehicles available 
 The places we go have changed so have less need of a WAV 
 Lack of availability 
 Availability and cost  
 Just don't travel as far now  
 Finding it easier to arrange other transport 
 Not worth the hassle of trying to get one. Standard of driving is also 

very poor. One driver took me the wrong way down a one way street 
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between Springkerse and the Skoda Garage. Nearly crashed head on 
into a car going the correct way. Also one who parks blocking part of 
St Modan’s High School drop off point everyday, putting kids in 
danger. These type of things put me off using taxis. 

 Because I can never get one when I want one 
 I take my own car more often as can't be stressed with not being 

able to get a taxi 
 Taxi driver has no enough money 

 

The residential status of respondents was as follows: 

Response Proportion 
Permanent resident 99% 
Visitor 1% 

 

Which best describes your gender? 

Response Proportion 
Female 64% 
Male 35% 
Prefer not to 
say 

1% 

 

Respondents were in the following age groups: 

Response Proportion 
Under 16 years old 1% 
16 - 29 years old 5% 
30 - 64 years old 81% 
Over 64 years old (65+) 13% 

 

Respondents were invited to make further comments.  The responses 
included the following statements: 

 Drivers need training on responsibility for vulnerable passengers and 
general customer service. See East Kilbride taxis for an example of 
providing an excellent taxi/private hire service. 

 There is a distinct lack of wheelchair accessible vehicles in Stirling 
city, and an even greater dearth of wheelchair accessible taxis in 
Stirlingshire's rural villages/towns. 

 Why doesn't Stirling Council stipulate that in order to be granted a 
licence to operate a taxi, all taxis ought to be wheelchair accessible, 
as other Councils do? 

 The Council would do well to remember the Equality Act, and its duty 
of inclusion, and to not directly or indirectly discriminate against 
those with disabilities, under that legislation. 
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 The many Walk Cycle Live and Active Travel projects ought to take 
into account taxi provision, and take the initiative on providing 
accessible taxis, particularly since a major objective is to remove cars 
from all roads: currently the public transport buses throughout 
Stirlingshire would not be able to accommodate all the wheelchairs, 
if wheelchair users were to use the infrequent, unreliable buses 
instead driving their individual cars to appointments, employment, 
education, shopping, leisure facilities, etc. 

 The town is such a mess just now and disappointed that there has 
been no real provision made for a decent amount of available taxis 
at the train station while works are in place Also lack of provision of 
taxis near bus station If you have walking difficulties you don’t want 
to be trailing all the way to Port St from bus or train station 

 I wish the taxi rank was still at Stirling train station. That was a very 
useful and accessible rank. I also wish there was a Stirling taxi app 
or even Uber in Stirling. Our taxi system is very outdated compared 
to other cities. 

 More drivers are required and suitable rank the town is a disaster 
presently and why will there be no rank at train station? The first 
thing you look for is a taxi! 

 I don't need an adapted vehicle for a wheelchair but I am disabled 
due to visual impairment so reply on taxis when my partner is 
unavailable to drive me. It's significantly expensive compared to 
using the bus for free but the reduced bus service means I have no 
choice but to use taxis for some work travel. 

 Need uber 
 This really doesn't apply very well to the rural areas of Stirling: we 

would like more availability of reasonably priced taxis who turn up at 
the time booked. 

 The way they drive is a disgrace which is why I'll NEVER use a taxi 
again. 

 Check all spelling before making an online public survery regarding 
VEHICLES 

 There needs to be at railway station no one wants to walk to find a 
taxi why punish the disabled 

 I currently work for a taxi/private hire provider in Stirling and have 
done in excess of 10 years. Since covid we have had many many 
drivers leave and not return as the tariff etc is not reflective or 
enough to entice them back to driving taxis. We regularly struggle at 
the weekend when the Fubar comes out as we can only take so many 
bookings and the demand for hires far outstrips the availability of 
cars. Losing a rank in Stirling has been difficult as both a customer 
and provider and worries me a little regarding lone passengers 
waiting in excess of an hour to be picked up. 

 I have concerns about the fragmentation of taxis around the train 
station as I cannot walk far. 

 Taxis do not want to take on local runs ie Fallin to Throsk 
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 I think it was ill thought out the placing of the 2 ranks in Stirling. If 
a taxi driver saw a queue at the train station they would obviously 
pick up there. They aren't going to drive past a queue to go all the 
way along Goosecroft Road to then turn all the way along Barnton 
Street to get to the Murray Place rank. Therefore the wait time at 
Murray Place is ridiculous. I have abandoned it before and walked 
home - 30 minute walk. My son does the same at 3am, not 
appropriate, I hate him doing that. Once you've waited for 45 mins 
to an hour it just seems like the best solution when the queue has 
hardly moved. There are just not enough taxis at the weekends in 
Stirling. Having said all that I see the plans are changing at the train 
station. I do hope there will be a taxi rank/drop off point here, 
especially for people with mobility issues. There just needs to be 
sufficient taxis to service both ranks. The taxi queue can be a scary 
place to hang around too long in sometimes 

 This survey is written entirely from the basis of a resident in Stirling 
City, no thought for rural populations. 

 Yes. Safety is paramount. Train to Stirling late at night. Large Groups 
of revellers at taxi rank. I was to queue behind groups of 4-5 x 3. No 
taxis. If they did arrive would be swamped. I walked 2 miles home 
crying, cold, scared, tired and with a painful knee injury. This should 
never happen but it did. Late night solo travellers should be looked 
after. I had not anticipated this scenario and will not risk it again, 
sadly now curtailing my life experiences. 

 There are not enough taxis late at night, and queues of waiting taxis 
in town along Murray Place during the day. The drivers do not want 
to drive in the evenings at weekends. 

 Also, an Uber system would give us all a better choice than the 
current system of taxi firms with not enough drivers providing the 
service. 

 There has to be a better way of managing taxi licences so that people 
who require lifts as different times can access taxis / private cabs. 
Saturday afternoon at the rank? More taxis than you can count. 
Saturday night? The taxis are now sitting in driveways. Also, having 
to have a list of taxi numbers that you call because you want a lift 
home and its like an interview with the call handler to determine 
whether you'll get a lift. Where are you? Where are you going? Do I 
know you? How drunk are you? etc. I hate to say it, but apps are the 
way forward for this. 

 You need to look urgently and specifically at wheelchair accessible 
taxi/driver availability in Stirling City area. It is my experience that 
Disabled people are receiving a discriminatory, second class service 
(often no service at all, even with weeks’ notice of booking 
requirement), which, at best, puts them at risk of social isolation and, 
at worst, can endanger their life by leaving them unable to travel 
home in bad weather ( like the gentleman who found himself 
stranded outside Stirling train station a few months ago, with no way 
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of travelling home late at night. Disabled people often have no 
alternative ways of travelling. 

 The plan to remove the taxi rank outside of the train station is 
ridiculous. 

 More taxi available better prices 
 We use Rabs taxis more than any other when booking a WAV. The 

office staff and drivers are always very friendly and helpful 
 The price to hire is general reason I choose to use other methods of 

transport. 
 More taxis would mean more reliable service. Have booked taxis 

recently that have been up to 30 mins late. 
 Most difficulty I’ve had is finding a taxi after 10pm at night and also 

reliability during day - I now book for at least 15 mins before I need 
a taxi. If I’m late at work and commuting I’ll drive instead of using 
train and taxi so I’m not standing in the dark on my own for a long 
time for safety. I’d rather take train though. Multiple times I’ve had 
to wait 30 mins to an hour for a taxi despite hardly anyone in the 
queue at rank. My friends and I now get in the same taxi even when 
we’re going opposite directions , at greater cost purely so we’re not 
leaving anyone on their own at a rank given the significant wait 
times. 

 Cleanliness and driving standards are poor and sometimes dangerous 
to use. 

 There should be more vehicles that are electric, and more vehicles 
that are accessible 

 I'm a Street Pastor and don't use taxis myself, but try to help people 
get a taxi late Fri and Sat nights. 

 I would like to see greater number of taxis available in general and 
a more uniform booking system across different companies - 
preferably app based (think uber, but taxis!) 

 Yes there driving standards are terrible needs looked at 
 Stirling Council taxis are far far too expensive compared to other 

Council areas 
 I’ve listened to drivers taking bookings in the back of their car while 

taking a trip, I knew they’d be available as they’d said, but because 
a journey is slightly out of their way, i.e. going from town to 
Causewayhead, they won’t accept the journey and say nothings 
available for at least an hour. 

 I’m not saying this is wide spread, but it certainly suggest taxis are 
treating the customers as the convenience. Not so great if you think 
a disabled person could be on the other end of the line. 

 Not enough taxis and far less friendly drivers c/w other Scottish 
cities. 

 We don't just need more taxis, we need more that are actually 
competent drivers. 

 Same as before - more needs to be done to ensure women are safe 
in Stirling and not stood at ranks for 30 mins in the dark and feeling 
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uncomfortable with lots of drunk men around thinking they are just 
having a bit of 'banter' when we just want to get home safely. Unless 
you are a woman doubt you'd understand. 

 Yes I am dissatisfied that there will be no Taxi Rank outside Stirling 
Train Station esp for those who have mobility issues and are Elderly 
and also the loss of 5 Disabled parking spaces 

 PLEASE make every vehicle wheelchair accessible - We can get a 
suitable vehicle / taxis without issue when visiting Edinburgh, 
Glasgow, Liverpool, London etc where it appears the needs of people 
with disabilities are better considered. Thank you 

 Please increase the taxi availability in rural parts of Stirling 
 The lack of taxis in Stirling is awful and a safety issue at night. 
 Getting home from a night out has become more difficult due to lack 

of taxis. One night I waited 45minutes at Murray Place before any 
taxis turned up. That was 10.30pm on a Saturday night. Should have 
been easier to get a taxi than at pub closing time. And there have 
been other nights when walking home was the only option. This now 
makes me less likely to socialise in the city centre, and more likely 
to stay at home. Also there is absolutely no shelter at the taxi ranks 
if weather is bad. Perhaps a shelter for people to wait in would be a 
good idea. It seems it is easier to get the train to and from Stirling 
for a night out from other towns, than it is to get from various areas 
of Stirling to the city centre and back. Pretty poor for somewhere 
that calls itself a city. 

 More space for taxis at Maxwell Place. they can be backed up to 
Barton Street blocking the roads. 
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5 Key stakeholder consultation 
The following key stakeholders were contacted in line with the 
recommendations of the Best Practice Guidance: 

 Supermarkets 
 Hotels 
 Pubwatch / individual pubs / night clubs 
 Other entertainment venues 
 Restaurants 
 Hospitals 
 Police 
 Disability representatives 
 Rail operators 
 Other council contacts within all relevant local councils 

Comments received have been aggregated below to provide an overall 
appreciation of the situation at the time of this survey. In some cases there 
are very specific comments from stakeholders. The comments provided in 
the remainder of this Chapter are the views of those consulted, and not that 
of the authors of this report.  

Our information was obtained by telephone, email, letter or face to face 
meeting as appropriate. The list contacted includes those suggested by the 
Best Practice Guidance.  Our target stakeholders are as far as possible 
drawn from across the two licensing areas. 

For the sake of clarity, we cover key stakeholders from the public side 
separately to those from the licensed vehicle trade element, whose views 
are summarized separately in the following Chapter. 

Supermarkets 
Feedback from supermarkets indicated that mobile phones were generally 
used to book travel by licensed vehicles.  None of the representatives 
contacted were aware of any notable issues with the availability of licensed 
vehicles for customers.  It was rare that customer service desks were 
involved in helping to book a licensed vehicle.  

Hotels 
Hotels outside Stirling City generally indicated that they were aware that 
guests would generally need to book in advance to hire a licensed vehicle.  
As long as reasonable notice was given for the booking there was generally 
availability.  Some hotels had providers that they regularly recommended 
and who they would use themselves if they needed to book travel for staff. 

Hotels closer to or within Stirling City indicated that there were times that 
guests faced difficulties with booking a licensed vehicle.  This was more 
common if a vehicle was required for immediate travel.  Hotels near ranks 
were aware that these were busy at night and passenger queues were 
common on Friday and Saturday nights.  
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Public houses / Night Clubs 
A selection of public houses and night clubs were contacted to seek their 
views on the availability of licensed vehicles.   

Outside Stirling City, the consensus was that licensed vehicles needed to be 
booked in advance.  Licensed vehicles were often not available for 
immediate hire as they had already been booked.  If booked in advance, 
most trips could be catered for.   

Within Stirling City, licensed premises felt that the availability of taxis and 
private hire cars at night was a significant issue which affected their 
business.  They were aware that customers often faced difficulty getting 
home at night owing to lack of available licensed vehicles, both taxis and 
private hire cars.  Some licensed premises booked licensed vehicles to take 
staff home, from time to time.  Unreliability of bookings, with some staff 
travel bookings cancelled at short notice, was an issue for some 
respondents. 

Discussion with door staff at some licensed premises near the taxi ranks 
suggested that during the period of the rank surveys, the ranks were better 
attended by taxis than was normal. 

Restaurants 
Feedback from restaurants was limited with generally no awareness of any 
issues with licensed vehicle availability. 

Hospitals 
Hospital reception staff had little knowledge of availability of licensed 
vehicles for patients organising their own travel.  There were aware that 
licensed vehicles often dropped off and picked up people at the hospital. 

Police 
In areas outside Stirling City centre, police did not feel that there were any 
issues which related to licensed vehicle availability.  No response from police 
covering the city centre was received. 

Disability 
A sample of care homes were contacted to ask if they use licensed vehicles 
and if so, what level of service they received.  Generally there were no 
issues identified by care homes.  The majority of care homes use regular 
providers if they need a licensed vehicle and would pre-book in advance.  If 
they need a wheelchair accessible vehicle, this would be booked in advance.  
There can sometimes be difficulties booking a wheelchair accessible vehicle 
for the times required.  

Contact was made with representatives of elderly and disabled groups.  
However no responses were received.   
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Rail and bus travel 
At the railway station in Stirling, some staff were available for comment.  
They were aware that the taxi rank had been moved away from the station 
owing to work being undertaken at the station.  Normally, during the day 
there were taxis available at the rank to meet arriving trains.  There was 
little awareness of availability at night other than anecdotal local knowledge 
that there was reputedly a shortage of taxis in Stirling at night. 

McGills and Stagecoach buses were contacted and indicated that there were 
no issues with taxi availability.  There was little crossover with bus 
operations identified.     

Council officers who deal with bus travel were asked if they felt that any 
future changes in bus service provision could have an influence on taxi 
services.  There was acknowledgement that in future there was a possibility 
that service reductions could be made and that this could lead to a need for 
more supported demand responsive transport provision, using licensed 
vehicles in rural areas.  As such this would tend to support rural licensed 
vehicle provision. 
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6 Trade consultation 
The BPG encourages all studies to include ‘all those involved in the trade’. 
There are a number of different ways felt to be valid in meeting this 
requirement, partly dependent on what the licensing authority feel is 
reasonable and possible given the specifics of those involved in the trade in 
their area. 

A link to an online questionnaire was sent to members of the licensed 
vehicle trades.  This included taxi operators and private hire car owners.  
The questions asked and responses provided are presented in this section 
of the report. 

A total of 41 valid response to the online questionnaire was received.  

Do you normally drive a licensed vehicle? 

Response Proportion 
Yes, I normally drive a Taxi 51% 
Yes, I normally drive a Private Hire Car 24% 
Yes, I drive both types of vehicles 22% 
Don't normally drive 2% 

 

Are you a taxi or private hire car owner? 

 

  Yes No 
Yes, I normally drive a Taxi 33% 67% 
Yes, I drive both types of vehicles 50% 50% 
Yes, I normally drive a Private Hire Car 56% 44% 
Don't normally drive 0% 0% 

 

If you are a licensed vehicle driver, are you the only driver of the 
vehicle, or do one or more people also drive the vehicle? 

  

I am 
the 
only 
driver 

There 
are 
multiple 
drivers 

Yes, I normally drive a Taxi 24% 76% 
Yes, I drive both types of vehicles 20% 80% 
Yes, I normally drive a Private Hire Car 44% 56% 
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How long have you been involved in the licensed vehicle trade in 
the Stirling Council Area? 

  Ye
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 d
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0 - 2 years 14% 20% 11% 
3 - 5 years 5% 20% 44% 
6 - 10 years 5% 20% 11% 
11 - 15 years 14% 10% 11% 
16 - 20 years 19% 20% 0% 
Over 20 years 43% 10% 22% 

 

Do you normally subscribe to a radio circuit, or similar, for 
bookings? 
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Yes 38% 40% 22% 
No 48% 60% 67% 
Phone 14% 0% 11% 
Alba cabs 0% 10% 0% 
Data head 5% 0% 0% 
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Do you have personal clients who call you, text you or otherwise 
message you directly to hire your services?  For example, using a 
phone number from cards distributed 

 Ye
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 d
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Yes 67% 60% 33% 
No 33% 40% 67% 

 

If applicable, what type of licensed vehicle do you drive most 
frequently? 
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Purpose built taxi vehicle 25% 0% 0% 
Saloon car 55% 75% 100% 
Minibus / People carrier (wheelchair 
accessible) 20% 25% 0% 
Minibus / People carriager (not 
wheelchair accessible) 0% 0% 0% 
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If you are a taxi driver, approximately how many hires on average 
do you pick up each week from ranks? 

 Ye
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 d
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 d
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None 5% 20% 
Up to 10 per week 5% 10% 
11 to 20 per week 5% 20% 
21 to 30 per week 14% 0% 
31 to 40 per week 5% 10% 
41 to 50 per week 14% 0% 
51 to 60 per week 14% 0% 
61 to 70 per week 0% 10% 
71 to 80 per week 14% 10% 
81 to 90 per week 10% 0% 
91 to 100 per week 0% 0% 
101 or more per week 14% 10% 
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If you are a taxi driver, approximately how many hires on average 
do you pick up each week from hailing or flagging down at the 
roadside?  i.e. hires which are not pre-booked or from a formal or 
informal rank. 

 Ye
s,

 I
 n

or
m

al
ly

 d
ri
ve

 
a 

Ta
xi

 

Ye
s,

 I
 d
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None 57% 50% 
Up to 10 per week 29% 30% 
11 to 20 per week 5% 0% 
21 to 30 per week 5% 0% 
31 to 40 per week 0% 0% 
41 to 50 per week 0% 0% 
51 to 60 per week 0% 0% 
61 to 70 per week 0% 0% 
71 to 80 per week 5% 0% 
81 to 90 per week 0% 0% 
91 to 100 per week 0% 0% 
101 or more per week 0% 0% 
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For all licensed vehicle drivers:  Approximately how many hires on 
average do you pick up each week which are pre-booked hires, by 
telephone, app or other pre-booking method. 
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 d
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None 5% 0% 0% 
Up to 10 per week 14% 20% 11% 
11 to 20 per week 10% 0% 11% 
21 to 30 per week 14% 10% 11% 
31 to 40 per week 5% 10% 0% 
41 to 50 per week 10% 20% 11% 
51 to 60 per week 5% 20% 11% 
61 to 70 per week 14% 0% 0% 
71 to 80 per week 5% 10% 0% 
81 to 90 per week 5% 10% 0% 
91 to 100 per week 0% 0% 0% 
101 or more per week 14% 0% 22% 
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On average, over the year as a whole, how many hires would you 
estimate that you pick up from regular contracts in an average 
week? 
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None 14% 10% 33% 
Up to 10 per week 33% 30% 11% 
11 to 20 per week 10% 20% 11% 
21 to 30 per week 0% 0% 11% 
31 to 40 per week 5% 10% 11% 
41 to 50 per week 0% 10% 0% 
51 to 60 per week 10% 0% 0% 
61 to 70 per week 5% 10% 0% 
71 to 80 per week 5% 0% 0% 
81 to 90 per week 0% 10% 0% 
91 to 100 per week 14% 0% 0% 
101 or more per week 5% 0% 0% 

 

The majority of taxi drivers undertake a variety of types of hires.  Rank 
hires as a proportion of all hires are indicated in the following table. 

  
Rank hires as a proportion of 
all hires 

Yes, I normally drive a Taxi 38% 
Yes, I drive both types of vehicles 30% 

 

Respondents were asked about the number of hours that they typically 
worked each day of the week.  Some respondents claimed to work excessive 
hours with up to 168 hours per week claimed.  This equates to 24 hours per 
day, 7 days per week.  The majority of respondents worked up to 70 hours 
per week, which seems more plausible.   

The total weekly hours worked were plotted against the number of hires 
undertaken. 
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Figure 6 - Hires versus working hours - Taxi drivers 

 

 

Figure 7 - Hires versus working hours - Drive both types of licensed 
vehicles 
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Figure 8 - Hires versus working hours - Private hire drivers 

The trend line in each of the figures indicated the average rate of hires per 
hour.  The trend lines for each type of driver indicated average hire rates 
of between 0.75 and 2.0 hires per hour.   

There were several outlier data points on the graphs, with both low hire 
rates (less than one hire per hour) and very high hire rates, with average 
hire rates of around 5 hires per hour. 

If the outlier data is taken out of the assessment, the average hires per 
hour tended to increase.    

Licensed vehicle activity levels vary by time of day and by location.  The 
majority of respondents indicated that they undertake regular contract 
hires.  Such hires tend to take more time than typical rank hires, for 
example and would tend to reduce the average hire rate.   

Some operators derive a significant proportion of hires through corporate 
work such as staff transfers for passenger transport operators or airport 
transfers.  Such hires can be of long duration.  Consequently, long distance 
hires would, be less frequent, as drivers could only undertake a hire once 
every few hours.  

During off peak periods such as weekday afternoons, there can be 
significant waiting times between hires for immediate travel.  Typically, 
peak hire rates of 5 hires per hour are achievable during busy periods, for 
example on Saturday night at a rank in central Stirling.  However, when 
taking off peak periods into account, the average rate would be expected 
to be lower. 

Some owner drivers don’t work fixed hours but work in response to demand.  
This is particularly common in areas where the majority of hires are pre-
booked in advance.  Such permanently ‘on call’ drivers may have 
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interpreted the questions about working hours as the hours when they could 
potentially undertake a hire, rather than the hours when they are in a 
vehicle undertaking hires.  Consequently, this could account for some of the 
higher working hour responses, coupled with lower hire volumes. 
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If you are a taxi driver, could you indicate which ranks or locations 
you would typically work from in an average week? 

 Ye
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Murray Place rank 86% 60% 
Goosecroft Road (new rank) 10% 30% 
Station Road (new rank) 52% 30% 
Barnton Street (informal 
waiting area) 19% 10% 
Old Gartmore Road, Drymen 0% 10% 
Maxwell Place (informal 
waiting area) 10% 10% 
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Which areas of the Stirling Council area do you predominantly 
undertake hires to and from?  Please choose any which apply. 

  Ye
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 d
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 d
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Aberfoyle 14% 40% 33% 0% 
Ardchyle 5% 0% 0% 0% 
Balfron 5% 30% 22% 0% 
Balmaha 0% 10% 11% 0% 
Bannockburn 86% 40% 33% 0% 
Bridge of Allan 86% 40% 33% 0% 
Callander 29% 30% 44% 0% 
Cambusbarron 62% 50% 33% 0% 
Cowie 81% 50% 33% 0% 
Crianlarich 5% 0% 22% 0% 
Doune 48% 40% 22% 0% 
Drummond 5% 0% 11% 0% 
Drymen 5% 20% 22% 0% 
Dunblane 62% 40% 44% 0% 
Fallin 81% 50% 33% 0% 
Inverarnan 5% 0% 0% 0% 
Inversnaid 10% 10% 11% 0% 
Killin 5% 20% 33% 0% 
Kilmahog 0% 0% 22% 0% 
Kinlochard 10% 10% 33% 0% 
Lochearnhead 0% 10% 33% 0% 
Mugdock 0% 0% 0% 0% 
Plean 67% 50% 22% 0% 
Port of Menteith 14% 30% 33% 0% 
Rowerdennan 0% 20% 0% 0% 
Strathyre 5% 0% 11% 0% 
Tyndrum 0% 0% 22% 0% 
Stirling (City) 86% 70% 67% 0% 
Strathblane / Blanefi eld 0% 10% 11% 0% 
Whins of Milton 81% 60% 33% 0% 
All of the above 5% 0% 0% 0% 
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Could you choose the option which best describes the most typical 
way in which you operate: 
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I am a driver who predominantly undertakes 
corporate hires, contract hires, chauffeur services or 
similar services. 

0% 10% 22% 

I am a driver who predominantly undertakes pre-
booked hires for immediate travel 

5% 20% 44% 

I am a driver who predominantly undertakes pre-
booked hires which have been booked in advance 
for travel later the same day or for a future date. 

19% 30% 33% 

I am a taxi driver who predominantly undertakes 
rank based hires 

19% 10% 0% 

I am a taxi driver who undertakes a mix of rank 
based hires and pre-booked hires 

57% 30% 0% 

 

Is there sufficient rank space in the Stirling Council area? 
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Yes 10% 10% 20% 100% 
No 90% 90% 80% 0% 
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Do you think new ranks are required? 
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Yes 90% 90% 60% 0% 
No 10% 10% 40% 100% 

 

If you feel new ranks are required, where do you think they should 
be located? 

Suggestions included the following locations: 

 Baker Street 
 King Street or Dumbarton road 
 A new rank near the train station  
 Train station, and more official space in Maxwell Place 
 In city centre close to shopping centre e.g. outside old BHS store or 

King Street 
 Top of town Spittal Street and at castle 
 Port Street/ King Street (where most foot traffic is)  
 Dumbarton road and maybe a couple spots near supermarkets 
 Murray place, outside Boots area 
 Rank spaces in murray place needs to be increased. Rank space at 

the station is needed as well as a dedicated rank at the exit of the 
Fubar when open even if only temporarily  

Are there any ranks in the Stirling Council area which need more 
spaces? 
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Yes 75% 60% 100% 0% 
No 25% 40% 0% 100% 
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Suggested ranks which need more space included all of the ranks in Stirling 
City. 

Did you drive a taxi or private hire car  in the Stirling Council area, 
prior to the spread of Covid - 19? 
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Yes 81% 90% 100% 100% 
No 19% 10% 0% 0% 

 

How to the hours that you work as a licensed vehicle driver now 
compare with the hours that you worked prior to the spread of Covid 
-19?       Please choose the answer which is most relevant to your 
circumstances. 
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I work the same or similar mix of day 
and / or night time hours and for around 
the same number of hours each week 

25% 40% 56% 100% 

I work the same or similar mix of day 
and / or night time hours and for more 
hours each week 

10% 10% 11% 0% 

I work the same or similar mix of day 
and / or night time hours and for fewer 
hours each week 

5% 0% 11% 0% 

I work a different mix of day and / or 
night time hours now and for around the 
same number of hours each week 

0% 20% 0% 0% 

I work a different mix of day and / or 
night time hours now and for more of 
hours each week 

10% 10% 0% 0% 

I work a different mix of day and / or 
night time hours now and for fewer 
hours each week 

30% 10% 11% 0% 

Not applicable 20% 10% 11% 0% 
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Are there sufficient licensed vehicles (taxis or private hire cars) 
available to pre-book by telephone, app or online,  in the Stirling 
Council area to meet current levels of demand? 
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Yes, too many 33% 40% 17% 0% 
Yes, generally sufficient 0% 0% 0% 0% 
No, not during all periods 28% 20% 17% 100% 
Not in all locations 6% 0% 17% 0% 
No opinion 11% 10% 17% 0% 
Don't know 11% 20% 17% 0% 

 

If you feel there are not sufficient licensed vehicles available to pre-
book at certain times or locations, during which periods are more 
licensed vehicles required? 
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During the day time 0% 0% 0% 0% 
During the evening / night 67% 0% 0% 100% 
At all times 33% 100% 100% 0% 

 

Could you tell us why there are not sufficient licensed vehicles to 
available for pre-booked hires, at certain times or locations? 

 Varying demand on weekdays then not enough drivers on Saturdays 
 Not enough drivers 
 We turn away bookings on a regular basis as not enough vehicles 

and drivers 
 Because of the demand at the weekend and the amount of phone 

work I have to refuse on a daily basis 
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 Increased demand but not enough licensed vehicles due to lack of 
help/support for drivers during pandemic which resulted in a lot of 
drivers leaving the trade. 

 Morning and afternoon (school rush hours) generally running late for 
hires and turning away work because of lack of cars. 

Prior to reading this questionnaire, were you aware that Stirling 
Council enforces a numerical limit on the number of taxis in the 
Council area? 
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Yes 85% 80% 57% 0% 
No 15% 20% 43% 100% 

 

Are there sufficient taxis in the Stirling Council area to meet current 
levels of demand? 
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 d
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Yes, too many 47% 44% 0% 0% 
Yes, generally suffi cient 0% 0% 0% 0% 
No, not during all periods 20% 33% 33% 100% 
Not in all locations 7% 11% 0% 0% 
Enough taxis, not enough drivers 20% 0% 0% 0% 
No opinion 0% 0% 17% 0% 
Don't know 6% 11% 33% 0% 
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Could you tell us when there are not sufficient taxis to meet 
demand?  
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 d
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During the day time 0% 0% 0% 
During the evening / night 100% 0% 100% 
At all times 0% 0% 0% 
Peak hours 0% 50% 0% 
When taxis are changing shifts at 5pm 0% 50% 0% 

 

Could you tell us why there are not sufficient taxis at certain times 
or in certain locations? 

 When clubs come out passengers can be waiting for too long causing 
issues in ranks 

 Customer complaining 
 Some customers specify electric only taxi or private hire 
 Shift change 
 Too much demand and not enough drivers 
 Not enough taxis available to work. 
 Not enough taxis at weekends people can wait up 2 hours for a taxi 
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How many taxis should there be in the fleet in the Stirling Council 
area? 

Responses were in the following ranges: 
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Up to 25 24% 25% 0% 100% 
26 to 50 6% 0% 0% 0% 
51 to 75 41% 25% 0% 0% 
76 to 100 24% 13% 75% 0% 
101 to 125 0% 25% 0% 0% 
126 to 150 0% 0% 0% 0% 
151 to 175 0% 0% 0% 0% 
176 to 200 6% 13% 25% 0% 

 

Should Stirling Council remove the numerical limit on the number 
of taxis? 
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Yes 9% 18% 8% 100% 
No 83% 73% 67% 0% 
No opinion 9% 9% 25% 0% 
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If the limit on the number of taxis in Stirling were removed, what 
do you think the effect would be on the following features? 

Traffic congestion 
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Increase 60% 44% 29% 0% 
No Effect 35% 44% 57% 100% 
Decrease 5% 11% 14% 0% 

 

Fares 
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Increase 11% 13% 0% 0% 
No Effect 53% 88% 71% 100% 
Decrease 37% 0% 29% 0% 

 

Passenger waiting times at ranks 
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Increase 11% 11% 0% 0% 
No Effect 53% 44% 14% 0% 
Decrease 37% 44% 86% 100% 
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Passenger waiting times at flag 
down 

Ye
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 d
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Increase 11% 22% 0% 0% 
No Effect 63% 33% 0% 0% 
Decrease 26% 44% 100% 100% 

 

Passenger waiting times for 
telephone bookings 
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Increase 11% 22% 0% 0% 
No Effect 47% 33% 0% 0% 
Decrease 42% 44% 100% 100% 

 

Taxi vehicle quality 
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Increase 17% 20% 14% 0% 
No Effect 22% 30% 57% 100% 
Decrease 61% 50% 29% 0% 
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Private hire car quality 
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Increase 19% 20% 29% 100% 
No Effect 19% 30% 57% 0% 
Decrease 63% 50% 14% 0% 

 

Effectiveness of enforcement 
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Increase 22% 22% 0% 0% 
No Effect 28% 33% 67% 100% 
Decrease 50% 44% 33% 0% 

 

Illegal plying for hire of private hire 
cars 
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Increase 53% 10% 33% 0% 
No Effect 21% 40% 50% 100% 
Decrease 26% 50% 17% 0% 
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Illegal plying for hire of unlicensed 
vehicles 
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 d
ri
ve

 
a 

Ta
xi

 

Ye
s,

 I
 d

ri
ve

 b
ot

h 
ty

pe
s 

of
 v

eh
ic

le
s 

Ye
s,

 I
 n

or
m

al
ly

 d
ri
ve

 
a 

Pr
iv

at
e 

H
ir
e 

C
ar

 

D
on

't 
no

rm
al

ly
 d

ri
ve

 

Increase 42% 10% 33% 0% 
No Effect 26% 40% 33% 100% 
Decrease 32% 50% 33% 0% 

 

Over ranking 
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Increase 67% 60% 67% 0% 
No Effect 17% 30% 33% 100% 
Decrease 17% 10% 0% 0% 

 

Customer satisfaction 
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Increase 28% 50% 50% 100% 
No Effect 33% 40% 17% 0% 
Decrease 39% 10% 33% 0% 
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How do you rate the following statements? 

There is not enough work to 
support the current number of taxis 
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Strongly disagree 9% 10% 5% 0% 
Disagree 16% 33% 32% 50% 
Neither agree or disagree 5% 10% 21% 0% 
Agree 48% 48% 37% 50% 
Strongly agree 23% 0% 5% 0% 

 

Removing the limit on the number 
of taxis in Stirling would benefit 
the public by reducing waiting 

times at ranks 
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Strongly disagree 14% 20% 0% 0% 
Disagree 29% 30% 17% 0% 
Neither agree or disagree 8% 0% 17% 0% 
Agree 39% 45% 58% 50% 
Strongly agree 10% 5% 8% 50% 

 

There are special circumstances in 
the Stirling Council area that make 
the retention of the numerical limit 

essential 
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Strongly disagree 3% 12% 0% 0% 
Disagree 11% 28% 33% 0% 
Neither agree or disagree 8% 12% 13% 0% 
Agree 50% 40% 47% 50% 
Strongly agree 28% 8% 7% 50% 
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Please choose all of the following effects which could apply to you, 
if the Council were to remove the numerical limit on the number of 
taxis. 
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No change 14% 30% 44% 100% 
Work more hours 43% 40% 33% 0% 
Work fewer hours 14% 0% 0% 0% 
Acquire a taxi Vehicle license 29% 30% 22% 0% 
Acquire more than one taxi Vehicle 
license 

5% 30% 0% 0% 

Switch from taxis to Private Hire Cars 0% 0% 0% 0% 
Switch from Private Hire Cars to taxis 0% 20% 22% 0% 
Leave the trade 57% 50% 11% 0% 

 

Government policies and guidance support operation of lower 
emission vehicles and banning the sale of new fossil fuel vehicles 
2030.  Would you support the introduction (before 2030) of more 
stringent emission standards for taxis, to allow ONLY low emission 
vehicles, in line with these policies? 
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Yes 19% 50% 33% 100% 
No 19% 10% 22% 0% 
Perhaps, depending on what standards 
were applied 

62% 40% 44% 0% 
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If you do not support the introduction of more stringent standards 
for lower emission taxis, could you tell us what the principal 
factors are, in your view that emission standards for taxis should 
not change? 

 The current range of electric vehicles would be insufficient for a days 
mileage on one shift 

 The cost. It doesn't make sense financially to get those cars in 
Stirling.  We don’t earn enough in this town 

 Low emission vehicles are more expensive and there is not enough 
custom to support the payments required to pay for such a vehicle 
in the Stirling area 

 There needs greater study into cost of eco friendly vehicles 
 Electric vehicles are not suitable for rural use as a Taxi 
 More cost to already low earnings 

If a policy of licensing lower emission vehicles were to be 
considered, what type of low emission vehicles would you favour, 
for licensing as taxis? 
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Electric vehicles only 4% 8% 0% 0% 
Petrol hybrid or fully electric vehicles 13% 8% 9% 0% 
Petrol or diesel hybrid 52% 50% 45% 100

% 
Petrol or diesel hybrid, or fully electric 
vehicles 

30% 33% 36% 0% 

Plug-in hybrid or fully electric vehicles only 0% 0% 0% 0% 
ULEZ compliant diesel 0% 0% 9% 0% 
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Could you tell us what benefits there would be associated with 
licensing the type of vehicles identified in the option you chose for 
the last question, compared with the other options? 

 Smoother rides, less pollution 
 Would lower emissions whilst vehicles are still affordable 
 Less emissions 
 With hybrids you can get further and use the electric in the city centre 
 Back up fuel available if in event cars have customers in them when 

running low on battery 
 Making Stirling greener 
 Purely for emission but at the same time keep cars running longer as 

electric cars would need charged too often therefore you’d be losing 
work and the customers would have to either wait longer or not get 
picked up at all.  We really need more plates as I run a very busy 
taxi company and don’t even own my own plate due to rentals from 
two people that don’t take nothing to do with the trade and only take 
the money.  30 years in the trade with a great reputation, I think it’s 
time I had the option to make a better living and not the ones that 
rent the plates out. 

 I drive fully electric, but the purchase cost is a lot higher. It would 
need some sort of incentive from the council to aid owners 
purchasing these vehicles 

 We are not ready for fully electric vehicles yet and far to expensive 
 Petrol hybrid would be more practical for the taxi trade as most are 

self charging. Fully electric vehicles are very expensive and we would 
be unable to carry out hires when our vehicles were on charge unless 
we bought enough vehicles to have one on the road operating while 
having another on charge so we can swap over when the other 
vehicle is needing charged. This would be very expensive and would 
most probably put most of us out of business. 

 Need vehicle that can take customers when contracted to south of 
England and return without the need to wait 24 hours to recharge 

 Cleaner environment and a lower Carbon Footprint 
 I don't know if they would be any benefits 
 Healthier 
 Diesel is cheaper 
 Long term cost efficiency. Fares would need to drastically increase to 

afford electric/hybrid vehicles. 
 Whilst fully electric/hybrid is an emotional positive, in reality there 

are many areas where charging availability is very low, and there still 
needs to be a capability of long journeys. 

 Electric is good but need fuel for emergency 
 Cost as the money is not there to support a £40.000 vehicle 
 Better balance on operating costs as electric cars are too expensive 

and the infrastructure is not in place to service them at this time. 
 Hybrid cars could help lower the daily running costs  
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And the final question, are there any other comments that you 
would like to make? 

 I think council should take the cap off and increase the space on 
ranks also the current tariff go up 

 The current demand in Stirling which mostly results in peak times 
between 12 - 4 am on a Saturday morning only throughout the entire 
week is a result from the amount of drivers that have left the trade 
after covid due to the fact that there weekly wage has plummeted 
and their costs have soared fuel maintenance everything has gone 
up removing the limit would be catastrophic for the city especially as 
Stirling is moving forward with a more pedestrian and cycling 
environment in the city it doesn't take a genius to work out the space 
for the current limit of taxi vehicles is well under par if the limit is 
removed then taxis will be EVERYWHERE to a point that more drivers 
will leave the trade again causing more dangers to the public and will 
take years to balance out 

 I can't find where the new ranks [at Stirling railway station] are 
proposed to give a proper opinion. The website only shows a street 
view of the redevelopment of the train station. 

 I really need to operate my own plate not someone’ else’s and think 
I should be considered as our reputation is probably the best around. 

 There is enough taxis at present only time there’s is a queue is after 
the pubs get out . Before then there is to many taxis . Make shelters 
at taxi ranks would be a good idea 

 Yes if it was to increase the taxis.it opens the door for criminals to 
come into the trade from Stirling and other towns. then the decent 
drivers from the trade would leave.  no money to be made. theres 2 
many taxis as it is 

 The only time there are queues at ranks are 1-3am on a Sunday 
morning and no other time so you cannot bring on extra taxis to cope 
with 2 hours a week.  You would only clog up the rest of the week 
when there is no work already 

 If the council decide that any further licences are required then they 
should be allocated in order of the waiting list. 

 Introduce ev only taxi plates as other cities have to complement the 
current capping 

 Stirling council don’t need any more taxis in the area. 
 Taxi licences need to be stopped from being sold on for thousands of 

pounds to third parties as they are not family heirlooms. These are 
owned by the council and better control and checks should be 
implemented immediately 

 As I've said before there are enough taxis just not enough drivers 
more than likely because of covid most back shift drivers I know left 
the trade to find other jobs they had practically no earnings in the 
1st 2 lockdowns maybe through time some of these drivers will come 
back to the trade +also new drivers it will just take time 
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 Too many taxis would make it harder to make money 
 Stirling council should consider a tariff three for vehicles that carry 

more than 4 passengers. A vehicle that can carry more than 4 
passengers should be allowed to charge more for example an eight 
seater would charge tariff 1 if they have four or less passengers but 
when a fifth passenger enters they should be allowed to charge tariff 
two and the same when it is tariff two at night they should have tariff 
three for when they have more than 4 as these vehicles are far more 
expensive than saloon cars and it would be an incentive for owners 
to put bigger vehicles on the road that would help with reducing taxi 
ques. 

 As a PHV owner driver I regularly drive upwards of 300 miles per day 
due to the nature of work carried out and geography of our covered 
area. Current EV's on the market are unable to fulfil this work. 

 They need more taxis to reduce waiting times at peak times 
 As a driver, I only operate in rural Stirlingshire, therefore my answers 

are based on rural experience. The provision of taxis/private hires in 
rural Stirlingshire is extremely poor, and the provision of DRT service 
is virtually non-existent. I am aware of individuals who are operating 
as taxis/private hire providers who are not licensed and regulated. 
This also needs to be targeted by more enforcement action. 

 There are enough taxis in Stirling and not enough rank space. 
 If you do away with the limit on Taxis most of the Private hire would 

Change to Taxi licenses and work in the city area that would have an 
effect on the rural service that are mainly Private hire also Stirling 
Council are using Private Hire to provide a DRT service on the cheap 
instead of providing a Proper Bus Service in the rural areas. 

 The fare rates need to go up or i will be looking to give up in this 
rural area ... 

 The questions relating to more cars or licences are no good as there 
is simply not enough drivers for the taxis we have at present, so 
recruitment is the biggest obstacle we have. 

 It's not just Stirling that has the problem it's nationwide. 
 I would say there is enough, if not too many licensed vehicles, both 

hackney and private hire in Stirling. The issue is trying to find drivers 
for all these vehicles. Most plates issued are to large companies who 
then rent these vehicles to individual drivers, on a self-employed 
basis, to work under their name building up their clientele, for a 
regular fee each week. These drivers can be replaced at any moment 
by the company that rents them the vehicle leaving them to try and 
find a new job. Drivers do not have any employment rights due to 
how the current set up is in Stirling. I believe that the council should 
be looking at changing its current set up so that drivers are 
employees of the larger companies making at least minimum wage 
as currently drivers are working for below minimum wage and the 
companies make most of the profit. Plates should be issued to 
individual drivers, giving them more control over their earning 
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potential. This would allow them to either work as a solo trader or 
pay a booking fee to a company in exchange for hires.  Although this 
still involves building the clientele for the booking company it also 
gives the driver some added security that he could take his vehicle 
to another booking office. Or for plates issued to a booking office/ 
company, paying drivers a wage rather than taking a rental fee or a 
large percentage of their fares. This is something that Stirling council 
really must look into. And I feel that more people would be attracted 
to the industry putting more of the available car son the road rather 
than them sitting idle in a yard. 
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7 Evaluation of unmet demand and its significance 
It is first important to define our specific view about what constitutes unmet 
demand. Our definition is when a person turns up at a Taxi rank and finds 
there is no vehicle there available for immediate hire. This can lead to a 
queue of people building up, some of whom may walk off, whilst others will 
wait until a vehicle collects them.  

There are other instances where a queue of passengers can be observed at 
a Taxi rank, whilst a queue of Taxis is present, waiting to pick up 
passengers. This can occur when the level of demand is such that it takes 
longer for vehicles to move up to waiting passengers than passengers can 
board and move away. This often occurs at railway stations, but can also 
occur at other ranks where high levels of passenger arrivals occur. We do 
not consider this is unmet demand, but geometric delay and although we 
note this, it is not counted towards unmet demand being significant. 

The industry standard index of the significance of unmet demand (ISUD) 
was initiated at the time of the introduction of section 16 of the 1985 
Transport Act as a numeric and consistent way of evaluating unmet demand 
and its significance. The ISUD methodology was initially developed by a 
university and subsequently adopted by consultants undertaking the 
surveys made necessary to enable authorities to retain their limit on Taxi 
vehicle numbers. The index has been developed over time to take into 
account various court challenges. It has now become accepted as the 
industry standard test of if identified unmet demand is significant.  

The index is a statistical guide derived to evaluate if observed unmet 
demand is in fact significant. However, its basis is that early tests using first 
principles identified based on a moderate sample suggested that the level 
of index of 80 was the cut-off above which the index was in fact significant, 
and that unmet demand therefore was such that action was needed in terms 
of additional issue of plates to reduce the demand below this level, or a 
complete change of policy if it was felt appropriate. This level has been 
accepted as part of the industry standard. However, the index is not a strict 
determinant and care is needed in providing the input samples as well as 
interpreting the result provided. However, the index has various 
components which can also be used to understand what is happening in the 
rank-based and overall licensed vehicle market. 

ISUD draws from several different parts of the study data. Each separate 
component of the index is designed to capture a part of the operation of 
the demand for Taxis and reflect this numerically. Whilst the principal inputs 
are from the rank surveys, the measure of latent demand comes from the 
public on-street surveys, and any final decision about if identified unmet 
demand is significant, or in fact about the value of continuing the current 
policy of restricting vehicle numbers, must be taken fully in the context of 
a careful balance of all the evidence gathered during the survey process.  
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The present ISUD calculation has two components which both could be zero. 
In the case that either are zero, the overall index result is zero, which 
means they clearly demonstrate there is no unmet demand which is 
significant, even if other values are high. 

The first component which can be zero is the proportion of daytime hours 
where people are observed to have to wait for a Taxi to arrive. The level of 
wait used is ANY average wait at all within any hour. The industry definition 
of these hours varies, the main index user counts from 10:00 to 18:00 (i.e. 
eight hours ending at 17:59). The present index is clear that unmet demand 
cannot be significant if there are no such hours. The only rider on this 
component is that the sample of hours collected must include a fair element 
of such hours, and that if the value is non-zero, review of the potential 
effect of a wider sample needs to be considered. 

The other component which could be zero is the test identifying the 
proportion of passengers which are travelling in any hour when the average 
passenger wait in that hour is greater than one minute.  

If both of these components are non-zero, then the remaining components 
of the index come into play. These are the peakiness factor, the seasonality 
factor, average passenger delay, and the latent demand factor.  

Average passenger delay is the total amount of time waited by all 
passengers in the sample, divided by the total number of passengers 
observed who entered Taxis.  

The seasonality factor allows for the undertaking of rank survey work in 
periods which are not typical, although guidance is that such periods should 
normally be avoided if possible particularly as the impact of seasons may 
not just be on the level of passenger demand, but may also impact on the 
level of supply. This is particularly true in regard to if surveys are 
undertaken when schools are active or not.  

Periods when schools are not active can lead to more Taxi vehicles being 
available whilst they are not required for school contract work. Such periods 
can also reduce Taxi demand with people away on holiday from the area. 
Generally, use of Taxis is higher in December in the run-up to Christmas, 
but much lower in January, February and the parts of July and August when 
more people are likely to be on holiday. The factor tends to range from 0.8 
for December to 1.2 for January / February.  

There can be special cases where summer demand needs to be covered, 
although high peaks for tourist traffic use of Taxis tend not to be so 
dominant at the current time, apart from in a few key tourist authorities. 

The peakiness factor is generally either 1 (level demand generally) or 0.5 
(demand has a high peak at one point during the week). This is used to 
allow for the difficulty of any transport system being able to meet high levels 
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of peaking. It is rarely possible or practicable for example for any public 
transport system, or any road capacity, to be provided to cover a few hours 
a week.  

The latent demand factor was added following a court case. It comes from 
asking people in the on-street questionnaires if they have ever given up 
waiting for a Taxi at a rank in any part of the area, together with any 
observation of passengers who had waited at a rank, then given up waiting 
before a taxi arrived.  This factor generally only affects the level of the index 
as it only ranges from 1.0 (no-one has given up) to 2.0 (everyone says they 
have). It is also important to check that people are quoting legitimate Taxi 
rank waits as some, despite careful questioning, quote giving up waiting at 
home, which must be for a pre-booked hire, as there are few private homes 
with taxi ranks outside. 

The ISUD index is the result of multiplying each of the components together 
and benchmarking this against the cut-off value of 80. Changes in the 
individual components of the index can also be illustrative. For example, 
the growth of daytime hour queueing can be an earlier sign of unmet 
demand developing than might be apparent from the proportion of people 
experiencing a queue particularly as the former element is based on any 
wait and not just that averaging over a minute. The change to a peaky 
demand profile can tend towards reducing the potential for unmet demand 
to be significant.  

Finally, any ISUD value must be interpreted in the light of the sample used 
to feed it, as well as completely in the context of all other information 
gathered. Generally, the guide of the index will tend not to be overturned 
in regard to significant unmet demand being identified, but this cannot be 
assumed to be the case – the index is a guide and a part of the evidence. 

 

ISUD value 
For the 2022 survey, average passenger delay was 0.71 minutes (43 
seconds).  

Periods when passengers had to wait for a taxi to arrive at the rank 
amounted to 15.6% of the observed peak hours.  

16.0 % of passengers travelled in hours when there was an average wait of 
over a minute.  

The demand profile did not exhibit highly peaked demand, resulting in a 
factor of 1.0 being used.  

The seasonal factor is 1.0.   

The latent demand factor was 1.53   
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The resultant ISUD value of 271.1 is significantly greater than the 
threshold value of 80.  Consequently, this suggests that there is significant 
unmet demand.   

The result indicates that there are not sufficient taxis available at the taxi 
ranks or by hailing, to satisfy demand and avoid the need for intending 
passengers to wait for extended periods to hire a taxi at a rank of by hailing. 

Table 4 2022 ISUD Components 

ISUD component Perth 
Average passenger delay 0.71 
Off peak hours with observed waiting 15.6 
% of passengers travelling in hours with 
average queue over a minute 

16.0 
 

Seasonal factor 1.0 
Peak factor 1.0 
Latent demand factor 1.53 
ISUD Calculated Value 271.1 
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Railway Statistics  
Some demand for licensed vehicles is related to rail passenger volumes.  
Where rail passenger volume changes, we would expect to observe some 
related change in associated use of licensed vehicles by rail passengers.  
Normally, rail related demand for taxis would be fulfilled by taxis at the 
railway station rank.  However, owing to the temporary relocation of the 
railway station rank, rail passengers are assumed to have travelled to the 
other ranks in Stirling. 

 

Figure 9 - Annual passenger movements at Stirling Railway Station 

Data is available for annual passenger numbers each year, from 2009 to 
2022.  The data for 2020 – 21 was impacted by a drop in patronage in 
owing to the impact of Covid-19 lockdown measures.  The data for 2021 – 
22 indicated that some recovery in patronage had taken place.  However, 
passenger numbers had not fully recovered to pre-Covid levels. 
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8 Private hire overprovision assessment 

Definition  
The Scottish Government guidance defines private hire overprovision as 
follows.  “When there are sufficient private hire cars available to 
meet demand at all but brief periods at peak demand times and to 
introduce additional private hire cars would result in a dis-benefit 
to the public.” 

Information to be used to make an informed assessment on the level of 
private hire car provision may be derived from a range of sources.  The 
guidance provides some indication of potential sources of information and 
how that information may be used.  In most cases, it is unlikely that all of 
the identified potential information will be available.  However, it is 
generally possible to develop a robust assessment from a sub-set of the 
information sources identified. 

The following information sources and forms were identified in the 
guidance: 

 Evidence of churn in applications, with private hire car vehicle 
licences not being renewed, which could suggest that there is 
insufficient trade available 

 Evidence from meetings with relevant trade bodies, both taxis and 
private hire cars, as well as other businesses with an interest 

 Evidence from consultation or engagement 
 Overall trends in private hire car numbers 
 Evidence of poor compliance by private hire cars, seeking to use taxis 

ranks or be hailed, which may suggest that there is insufficient trade 
available 

 Evidence of private hire car driver hours, drivers working excessive 
hours in order to make a living or evidence of excess demand 

 Overall ratio between the numbers of taxis and private hire car 
vehicles, many consumers are reliant on taxis to provide accessible 
vehicles etc. and an overprovision of private hire cars could endanger 
this 

 Evidence of an adverse impact on viability of taxis which provide a 
vital service to many consumers 

 Overall ratio between vehicle numbers and overall population within 
the area 

 any other additional factors that they consider useful. 

Evaluation 

Evidence of churn in applications 
Covid-19 has had an impact on the licensed vehicle trade, affecting both 
taxis and private hire cars.  Drivers leaving the trade has been a major 
impact around the UK and feedback from the trade suggests that driver 
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shortage is an issue in Stirling.  There has been a drop in the number of 
drivers maintaining their licences. 

 

Figure 10 - Historic profile of licensed vehicle driver numbers in 
Stirling 

Figure 10 indicates that the number of licensed vehicle drivers had been 
dropping since a peak in 2018.   

When drivers choose to renew a licence, them may opt for a 1 year or 3 
year licence duration.  It may be that some drivers who had renewed for 3 
years, have left the trade, but still technically have a valid licence.  So the 
driver numbers may fall further.   

Feedback from the trade and the Council suggests that there is no evidence 
of significant churn of licence applications, for example, of new drivers being 
granted a licence then not renewing. 

Evidence from consultation and meetings with the trade and other businesses 
An online survey was conducted with the trade.  In addition, further 
consultation was undertaken with licensed vehicle businesses in Stirling City 
and rural areas within the Stirling Council area.  There are differences in 
characteristics of licensed vehicle use around the Council area.  In Stirling 
City, a large proportion of hires are short distance hires by local residents, 
who travel for a variety of purposes.  In rural areas, hires by local residents 
often form a smaller component of the overall profile of hires.  A significant 
proportion of hire work is related to tourism or corporate hires. 

Feedback from businesses indicated that demand, at times, outstripped the 
availability of vehicles to meet that demand.  Pre-booked hires are the 
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prevalent form of obtaining hires for both taxis and private hire cars 
throughout the Stirling Council area.  Rank or hailing hire of taxis is 
concentrated in Stirling City, largely owing to the fact that this is where the 
active ranks are located.   

There are times, both during periods of peak demand and during other 
times of day, when operators find it difficult to provide a licensed vehicle at 
the time when clients would like them.   

Contract work, such as school travel contracts, are undertaken by licensed 
vehicles throughout the Council area.  These contracts can take significantly 
longer than the average duration of other hires undertaken in Stirling City.   

In rural areas, some licensed vehicles also undertake some Demand 
Responsive Transport (DRT) hires.  DRT hires are funded by the Council and 
take the place of rural bus services.  Trips are booked in advance with 
participating taxi and private hire operators.   

Visitor travel to and from rural hotels and hires to convey walkers on the 
West Highland Way to and from accommodation can also form a significant 
component of demand for some operators in rural areas within Stirling 
Council area.   

It is clear from information obtained from taxi and private hire operators 
and drivers that the type of work undertaken varies significantly between 
operators, depending on the focus of each business and the geographic 
locality.  This variety is reflected in the scatter graph of hires per hour 
presented in Figure 6, Figure 7 and Figure 8.  In some localities and for 
some operators, the number of hires can be low, but the average distance 
covered by each hire, relatively high.   

Feedback from the trade was fairly consistent with indications that there is 
demand for pre-booked hires which cannot be met by all operators.  Some 
rural operators pass on booking enquiries to other operators if they cannot 
handle the booking themselves.  Withing Stirling City, it is not uncommon 
for some operators to be almost fully booked with advance bookings on 
Saturday nights, before drivers begin their Saturday night shifts.  This leads 
to frustration for passengers attempting to book for immediate travel on 
Saturday nights. 

Multiple trade respondents felt that the hourly earnings for drivers were 
low.   

Some drivers of licensed vehicles rent those vehicles from operators.  As 
such, the drivers pay a fixed rental fee for the vehicle, plus a commission 
on fares booked through the operator.  In addition to these costs, the 
drivers are responsible for paying for fuel for the vehicle.  During daytime 
shifts, pre-booked hire frequency was generally lower than at night and 
there was often some wait time between hires.  During these quieter hours, 
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the earnings per hour was commonly felt to be below minimum wage, once 
all costs had been taken into account.  At night, when demand increased, 
the frequency of hires increased and dwell time between hires decreased.  
With more hires per hour, the earnings for drivers increased.  Once costs 
are taken into account, some estimates suggested that driver’s hourly 
earnings increased by up to 50%, compared with lower demand daytime 
periods.  However, these higher earning periods occur only when drivers 
are operating at capacity.  During these periods, demand frequently 
outstrips availability for pre-booked hires.  Limited earning potential has 
been cited as a key reason that some drivers who have taken up other 
occupations since Covid-19 limited demand.  Those who turned to delivering 
parcels and takeaway food were thought to earn more per hour than drivers 
of rented vehicles who worked the day shifts in Stirling City. 

Drivers working excessive hours can be an indicator of private hire car 
overprovision.   

 

 

Figure 11 - Private hire driver hours 

Figure 11 presents the number or hours per week worked by private hire 
drivers who responded to the trade questionnaire.   

Most respondents indicated that they worked up to 53 hours per week.  
Excessive working hours doesn’t appear to be common for the majority of 
respondents.  

None of the trade feedback suggests that there is an overprovision of 
private hire vehicles in operation.  
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Licensed vehicle annual mileage 
A sample of odometer readings for licensed vehicles, collected during either 
licensed vehicle tests or MOT tests, have been obtained for the private hire 
car and taxi fleets in Stirling. 

 

Figure 12 - Taxi and private hire car mileage profiles 

The profiles illustrated in Figure 12 show a peak in the mileage range 30,001 
to 35,000 miles per annum.  This range is common for single shift working 
in an urban area.  Mileages below 15,000 suggest the vehicles are not 
working full time, or primarily undertake contract work.  Some of the higher 
mileage records were linked to Stirling City based operators and suggest 
that some of the vehicles are operated by multiple drivers, at different times 
of day.  This feature was corroborated by feedback from operators.   

A feature of the comparison was that around 20% of private hire cars had 
covered less than 10,000 miles per annum.  Whilst this level of mileage is 
commonplace for a household domestic car, this level of use of a working 
licensed vehicle is relatively unusual.  Feedback from operators indicates 
that some of their vehicles are under utilised owing to lack of drivers, rather 
than lack of demand.  The low mileage of some vehicles lends corroboration 
to this feedback. 

Some of the higher mileage records of 50,000 miles per annum or more, 
were linked to vehicles which operate in the rural areas of Stirling.  
Feedback from operators indicates that a significant proportion of hires for 
some rural operators are longer distances.  Hires can typically incorporate 
20 or 30 mile journeys, to pick up passengers, to then carry them for 50+ 
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miles.  Vehicles can easily cover 1,000 miles per week undertaking such 
journeys. 

Whilst the peak mileage range suggests single shift full time operation, 
there was a substantial proportion of vehicles, (24% of private hire cars 
and 45% of taxis) which covered more than 40,000 miles per annum.  These 
high mileage values suggest that vehicles are largely engaged in 
undertaking hires, rather than predominantly waiting for hires. 

Public consultation feedback 
Within the public consultation there was some indication that there is a high 
level of latent demand for pre-booked hire of licensed vehicles which is 
unmet.  Respondents were frustrated with lack of availability.  The 
consensus was that lack of availability occurred predominantly at night. 

Stakeholder consultation 
Stakeholders indicated that they felt availability of licensed vehicles for pre-
booking can be limited at some times of day.  The consensus was that night 
time availability was most limited.  Feedback from hospitality businesses 
suggested that the limited availability of licensed vehicles at night and 
unreliability (bookings cancelled at short notice) limits participation in the 
night time economy. 

Overprovision conclusions 
Feedback from a range of sources indicates that there is a significant level 
of latent unmet demand for pre-booked hire.  Some of the pre-booked hire 
demand is met by taxis and some by private hire cars.  There is no 
compelling evidence to suggest that there is an overprovision of private hire 
cars operating in Stirling.  Indeed, if the level of availability of private hire 
cars were to increase and meet more of the demand for pre-booked hires, 
this may free up or displace some of the taxis which undertake pre-booked 
hires and, in turn, reduce the level of unmet demand at taxi ranks. 
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9 Evaluation of taxi zones and numerical licence limit 

Existing situation 
At present, there are 70 taxi licences which may ply for hire or stand at 
ranks anywhere within the Stirling Council area.  In addition, there are a 
further 12 rural plates.  A cap is applied to the number of taxi licences.   

The taxis with rural plates are restricted to operating outside Stirling City.  
In effect, this defines a current zone system for taxis operating in Stirling.  
No zone restrictions are applicable to private hire cars. 

Evaluation 
There are several arguments for and against maintaining or adjusting a 
zone system for licensed vehicles.   

Customer activity associated with the night time economy tends to be 
focused on urban areas.  Consequently, demand tends to be focussed in the 
same urban areas.  If there were no zone restrictions, taxis with rural only 
licences may be inclined to operate within Stirling City during periods of 
peak demand, such as Saturday nights, leaving less cover available in rural 
areas.   

Virtually all taxi demand in rural areas is for pre-booked hires.  There are 
no formal taxi ranks in the majority of locations outside Stirling City, with 
the exception of a rank space in Drymen, which was unused during the rank 
surveys.  Some rural taxi hires are obtained through hailing or through 
approaches to taxis waiting by the roadside, or in car parks.  However, the 
majority of hires of rural taxis are obtained through pre-booking.  Whilst 
night time demand in rural areas is generally felt to be less intensive than 
in central Stirling, there is still demand in rural areas which needs to be met 
by licensed vehicles.  Trip distances in rural areas tend to be longer than in 
Stirling City.  Consequently, although the level of demand for trips may be 
lower in the rural areas and smaller urban areas around Stirling, the 
average trip lengths tend to be longer, leading to higher fares. 

It is likely that, whilst some rural taxi licence holders may choose to operate 
within Stirling City, if the zone system were to be discontinued, it is unlikely 
that all would choose to do so.   

The number of rural taxi licences and the non-rural taxi licences in Stirling 
are both capped.  It could be argued that there is little difference between 
operating a rural private hire car or a rural taxi, as neither generally can sit 
on a rank, waiting for a hire.  However, rural taxis can legally accept walk 
up hires from members of the public, whereas a private hire car must be 
pre-booked through the associated operator, or a booking office.  The 
annual licence cost for a taxi is higher than that for a private hire car.  Age 
limitations and testing frequencies for vehicles are the same for taxis and 
private hire cars, with the same test prices. 
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Where a cap on the number of taxi plates is implemented, the cap should 
promote conditions which benefit the public.  Benefits generally associated 
with a cap include the following: 

 Better vehicle quality, as owners are more likely to invest in vehicles 
 Better levels of service from more experienced drivers. 
 A choice of wheelchair accessible vehicles or low emission vehicles, 

if associated conditions are attached to a taxi licence. 

One means of assessing whether better vehicle quality is a feature of the 
taxi fleet in Stirling is to compare the age profile of licensed taxis with the 
age profile of licensed private hire cars.  There is no cap on the number of 
private hire cars which may be licensed.  If the age profile of the taxi fleet 
were to indicate that vehicles were generally newer than the private hire 
fleet, this may be an indicator that the vehicles in the taxi fleet are generally 
of better quality. 

 

 

Figure 13 - Year of first registration of licensed vehicles 

The profile of registration years indicates a greater proportion of private 
hire cars than taxis were registered in 2022.  The profile indicates that a 
greater proportion of the taxi fleet were registered in each of the years 
2019, 2020 and 2021.   

Generally, there is not a significant difference between the age profile of 
taxis and private hire cars. 

An additional check was undertaken, using the test mileage recorded for 
the last test of licensed vehicles. 
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Figure 14 - Last recorded mileage of licensed vehicles 

The test mileage profile indicates that there were more private hire cars 
with less than 25,000 miles recorded, than taxis.  This reflects the higher 
number of 2022 registered private hire cars illustrated in Figure 13.   

There appears to be little significant variation between the taxi mileage 
profile and the private hire car mileage profile. 

The trade consultation questionnaire included a question asking how long 
respondents had been involved in the licensed vehicle trades in Stirling.  
Taxi drivers generally had more experience than private hire car drivers. 

There was some indication from discussion with operators, that pre-booked 
hires are not always undertaken by operators close to the pickup location.  
Some passengers call round several operators to find a vehicle which is 
available for the time that they need one.  Often well in advance of the 
travel time.  This appears to be a particular issue when hiring wheelchair 
accessible vehicles.  If the zone system were to be discontinued, this may 
provide additional availability. 

Conclusions 
There is little to suggest that vehicle quality associated with taxis is 
significantly different to that associated with private hire cars.  Driver 
experience in the taxi fleet appears to be greater than that in the private 
hire fleet. 

Elsewhere in this report, the availability of wheelchair accessible vehicles is 
evaluated.  The conclusion is that there is a shortage of wheelchair 
accessible vehicles.   

One of the potential benefits associated with capping licence numbers is 
improved choice of vehicles.  This doesn’t appear to be a strong feature of 
the current capped taxi fleet.   
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When considering public benefit associated with applying a cap to the 
number of taxi licensed, there is no clear benefit over and above the service 
provided by private hire cars.  When we consider the level of unmet demand 
for taxis, it is difficult to justify continuing with the cap on taxi licences at 
the current level.  When considering the taxi zone system in operation 
currently, the principal benefit would appear to be to preserve the limit for 
non-rural taxi licences.   

The assessment of unmet demand for taxis has indicated that the level of 
unmet demand is significant.  Potential measure to address the level of 
unmet demand include increasing the cap or removing the cap on taxi 
licences altogether.  These are by no means the only measures which may 
be considered and the merits or otherwise of increasing or removing the 
cap are considered in the Summary and Conclusions chapter. 

If the cap were to be increased or removed, additional licence conditions 
could be considered.  These could include a condition that any additional 
licences are wheelchair accessible vehicles.   

If the cap on taxi licences were to be increased, there would be little 
justification in maintaining the zone system.   

 

 

  

205



 

 

 

80 Stirling Taxi Unmet Demand Survey & Private Hire Overprovision Assessment 

10 Evaluation of taxi ranks 

Desirable characteristics for taxi ranks 
Viable and well used taxi ranks generally possess one or more desirable 
characteristics.  The best performing ranks possess multiple desirable 
characteristics. 

Desirable characteristics include: 

 Close to generators of demand  
 Visible to potential passengers (so people can see waiting taxis) 
 Open and well lit location which feels safe 
 Clear of excessive street furniture and barriers, to enable doors to be 

opened easily without damaging vehicles. 
 Easy for vehicles to access 
 Enable taxis to leave the rank from a mid-rank position 
 Pavements wide enough and low enough to enable wheelchairs to 

board wheelchair accessible taxis with the minimum of delay 
 Located on a natural route that taxis would use to return to areas 

where demand is generated 
 On a through route 
 In a location where taxis can travel in all directions from the rank 

with minimum diversion and added journey distance through one way 
systems. 

 Covered by urban CCTV systems 
 Located where taxis don’t have to undertake three point turns in the 

roadway to join or leave the rank. 
 Avoiding cul-de-sac locations 

Viability of taxi ranks 
In addition to possessing desirable characteristics and being located close 
to sources of demand, taxi ranks also need to become established in order 
to function well.   

How new ranks become established is an iterative process.  Whilst the public 
are not aware of a new rank, or whilst the public are used to passing a new 
rank which is unattended, the public will not generally go to a new rank in 
the expectation of finding taxis there.  In order to establish the expectation 
of finding taxis at a new rank, taxis have to invest time waiting at the new 
rank, to increase public knowledge and expectation of finding taxis there. 

There are many examples of taxi ranks which are located close to 
generators of demand and possessing multiple desirable attributes, but 
remain unused.  In such cases, drivers have no expectation of passengers 
using the rank and the public have no expectation of finding taxis at the 
rank.  Normally with such examples, there is another rank nearby which 
attracts all the drivers and passengers. 
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If a rank is en-route to other established ranks, it stands a better chance of 
becoming established, as taxi drivers will often wait on the rank for a minute 
or two, before continuing to an established rank. 

Evaluation of current rank locations against desirable 
characteristics 

Goosecroft Road rank 
The rank is relatively close to the Thistles shopping centre and other retail 
outlets in central Stirling.  Retail is likely to generate daytime demand.  The 
night time economy is also located relatively close by.  However, other 
ranks on Station Road and Murray Place are better located to meet demand 
from both retail and the night time economy. 

Another key generator of demand is the railway station.  In the past, the 
railway station was served by the station rank.  However, at the time of 
writing, the station rank had been removed and station demand is expected 
to be served by the three central Stirling ranks.   

For pedestrians leaving the station main entrance, the walk distance to the 
rank on Railway Street is less than the walk distance to the rank on 
Goosecroft Road. 

Passenger demand generated by the night time economy, retailing and the 
railway station is likely to choose to walk to the ranks on Murray Place or 
Station Road, in preference to the rank on Goosecroft Road. 

With respect to location on a through route, Goosecroft Road rank is well 
located.  Taxis can approach this rank from both directions and can easily 
pull onto the rank or exit the rank.  In order to travel in the direction 
opposite the way a taxi is facing, the vehicle would need to execute a three 
point turn on departing the taxi rank. 

The rank on Goosecroft Road is situated on a route which some taxis would 
take to travel to the ranks on Murray Place or Station Road.  So passengers 
waiting at this rank are likely to be seen and picked up by passing taxis. 

The pavements at this rank are wide and open.   

The location is well lit. 

Visibility of the location is good and waiting taxis could be seen from a 
distance by approaching passengers. 

CCTV status is not known 

Station Road 
The rank is relatively close to the Thistles shopping centre and other retail 
outlets in central Stirling.  Retail is likely to generate daytime demand.  The 
night time economy is also located relatively close by.  However, another 
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rank on Murray Place is as well located to meet demand from retail and 
better located to meet demand from the night time economy. 

For pedestrians leaving the railway station main entrance, the rank on 
Station Road is the closest rank. 

Passenger demand generated by retailing is more likely to choose to walk 
to the rank on Murray Place.  Passenger from the railway station are likely 
to choose the rank on Station Road. 

With respect to location on a through route, the Station Road rank is not 
well located.  The rank is on a one way road.  Taxis may only approach this 
rank via Murray Place.  Taxis travelling back to the ranks from some 
locations would travel along Goosecroft Road, passing within 50 metres of 
the Railway Street rank, before travelling along Barnton Street and Murray 
Place, to reach the rank on Railway Street.  This is a detour of approximately 
800 metres. 

Taxis can easily pull onto the rank or exit the rank.  As the rank is on a one 
way street, taxis need to drive to the junction with Goosecroft Road, before 
travelling in the desired direction.  For destinations in the old town and 
along Dumbarton Road, the route from Station Road via Goosecroft Road is 
approximately 800 metres longer than travelling from the Murray Place rank 
via King Street and Corn Exchange Road.   

The rank on Station Road is not situated on a route which taxis would take 
to travel to other ranks.  Taxis would need to pass the rank on Murray Place 
to reach the Station Road rank.   

The pavements at this rank are relatively wide and mostly open.  However, 
there is a bus shelter at this rank, which could restrict vehicle door opening.   

The location is well lit. 

Visibility of the location is good and waiting taxis could be seen from a 
distance by approaching passengers. 

CCTV status is not known 

Murray Place  
The Murray Place rank is relatively close to the Thistles shopping centre and 
other retail outlets in central Stirling.  Retail is likely to generate daytime 
demand.  The night time economy is also located close by.  There are 
hospitality premises on Murray Place / Barnton Street & Maxwell Place.  
There are also fast food outlets nearby.  Patrons of licensed premises along 
Baker Street, King Street and Corn Exchange Road can walk to this rank via 
Friars Street. 

As this rank caters for retail based demand and hospitality based demand, 
it is likely to be active during daytime and night time hours. 
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With respect to location on a through route, the Murray Place rank is not 
well located.  The rank is on a one way road.  Taxis may only approach this 
rank via Barnton Street.  Consequently, for the majority of origins, 
travelling to the Murray Place rank is likely to require a detour.  

Taxis can easily pull onto the rank or exit the rank.  Destinations in most 
directions may be reached either directly, or with only a minor detour.   

The pavements at this rank are relatively wide and mostly open.   

The location is well lit. 

Visibility of the location is good and waiting taxis could be seen from a 
distance by approaching passengers. 

CCTV status is not known 

 

Old Gartmore Road (Drymen) 
The rank on Old Gartmore road is located centrally at the edge of the village 
green in Drymen.  There are some nearby hospitality premises, which are 
likely to generate a low level of demand for taxi services.  There are few 
retail premises nearby which are likely to generate significant demand. 

The density of demand generators is low.  Therefore, demand for taxis 
waiting at the rank is likely to be low.   

The rank is located on a through road and taxis can easily join and leave 
the rank easily.  Taxis can leave the rank in any direction without the need 
to follow a diversionary route.   

The rank is not located on a route to any other ranks. 

The pavement at this rank is relatively wide and open.   

The location is well lit. 

Visibility of the location is good and waiting taxis could be seen from a 
distance by approaching passengers. 

CCTV status is not known.  Levels of local demand would be unlikely to 
sustain this rank as a location where taxis could reliably be found. 

Evaluation of potential new rank locations 
Taking account of the location of retail outlets and hospitality premises, 
together with suggestions from the public and the trade, some potential 
new taxi rank locations have been evaluated. 

In order to implement a new taxi rank, appropriate consultation would need 
to be undertaken and if the proposed locations were agreed, then 
appropriate traffic regulation orders would need to be defined and 
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implemented then the rank defined with appropriate road markings and 
signage.  This can be a time consuming and involved process.  Therefore, 
implementing a new rank is not something to be undertaken lightly. 

Following the definition of a new rank with appropriate signage and 
markings, this does not in itself guarantee that the rank will be regularly 
used by the travelling public or regularly occupied by taxis, available for 
hire.  As discussed earlier in this chapter, in order for a new rank to come 
into use, it needs to become established by both the trade and by 
passengers.  A marked rank space is not guaranteed to become established 
if taxis cannot be reliably found there or if passengers do not regularly use 
the rank.  Therefore, locations chosen for new ranks should be evaluated 
against the likelihood of sufficient passenger demand at different times of 
day and the likelihood of taxis waiting on the ranks to service such demand.   

In some cases, a suitable rank location can become established through 
informal use of a road space by taxis ranking informally.  Such practice can 
demonstrate a viable level of demand and supply and help to justify a 
location for subsequent formal provision of a rank.  However, in many 
instances, new rank locations can be identified through other means such 
as examination of local land uses, proximity of other existing ranks and 
local geography and traffic management arrangements.  It should also be 
borne in mind that an informal rank location, whilst demonstrating a level 
of demand and willingness to supply taxis to meet that demand, does not 
guarantee that the location is suitable for a rank.  Other considerations such 
as adjacent land uses and traffic management arrangements may preclude 
a location from use as a taxi rank.  For example, a rank which would be 
active at night may not be suited to location adjacent to ground floor 
residential properties. 

Suggestions for new rank included the following locations: 

 In the area around Upper Craigs / Port Street / Wellgreen Road 
 Albert  Halls / Corn Exchange 
 Top of the town 
 Sainsbury’s / North Stirling 
 St Ninians 
 Riverside area 
 Callander 
 Dunblanne 
 Bridge of Allan  
 Bridge of Allan train station 
 Fallin & Throsk area 
 Baker Street 

Potential locations were evaluated as follows: 
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The area around Upper Craigs / Port Street / Wellgreen Road Albert  Halls / Corn 
Exchange 
The proposed area potentially has good accessibility on some of the 
streets.  Corn Exchange Road could be accessed via King Street or St 
Mary’s Wynd and Baker Street, from the North or Via Albert Place from 
the South.  There are permit holder or disabled parking spaces which 
could be re-deployed as rank space.  The demand in this location is likely 
to be primarily from the night time economy.  Therefore a night time only 
rank would be most appropriate. 

A rank on Corn Exchange Road would not be en-route to the rank on 
Murray Place, so for most trips back to the rank on Murray Place, drivers 
would need to divert to a rank on Corn Exchange Road.   

Near Albert Halls, on Albert Place offers opportunities to develop a rank 
which is on a through route and is easy for taxis to join and leave.  
However, this location is further from night time economy locations, 
compared with Corn Exchange Road.  This location would offer good 
opportunities for passing taxis to call at the rank.  Passengers travelling to 
locations to the south of Stirling would be attracted to this rank, as it 
would provide better access and offer lower fares than journeys from the 
Murray Place rank. 

Upper Craigs is located within walking distance of both hospitality venues 
and retail outlets.  Potentially this location could host a rank for both 
daytime and night time demand.  A rank on this street would be located 
on a cul-de-sac and potentially, depending on where the rank would be 
located, visibility of the rank could be limited. 

A rank on Port Street or Dumbarton Road, or Wellgreen Road offers 
potential for a rank located on a through route.  There is no readily 
apparent location on Wellgreen Road suitable for locating a taxi rank.  Port 
Street and Dumbarton Road near Port Street, both offer opportunities for 
re-deploying existing space designated for loading or disabled parking.   

All of the potential rank locations in this area would require taxis to 
undertake three point turns to travel in the opposite direction to the rank 
facing direction, or to turn on to the rank from the opposite direction. 

Top of the town / Baker Street 
A taxi rank in this location would be close to the castle and tourist 
attractions in the Old Town.  As such, demand is likely to be daytime 
based.  The streets in this area closest to the castle are generally narrow 
and would not lend themselves to formation of a taxi rank.  The streets 
further down the hill tend to be wider and some have parking spaces 
which could potentially be redeployed as a taxi rank.   
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A taxi rank in this location would need to a destination for taxi drivers who 
are prepared to wait for extended periods for hires, rather than a rank on 
a through route which could be visited in passing. 

Baker Street contains several night time economy venues and retailing.  
As such, a rank on Baker Street would be likely to generate demand 
during the day and at night.  Night time demand is likely to be more 
dominant.  There are several short term daytime parking spaces and 
loading spaces, which could be used as a night time only rank.  Existing 
patrons of night time economy venues along Baker Street would need to 
walk along Friars Street to reach the rank on Murray Place.  If a rank were 
to be implemented on Baker Street, some passengers would continue to 
walk to the rank on Murray Place, if they wanted to travel to destinations 
to the north.  This would avoid a detour of around 1.6 kilometres and a 
commensurately lower fare. 

In order to attend a rank on Baker Street, drivers would need to travel 
through the one way system in the Old Town.  However, if travelling from 
the north, the distance to a rank on Baker Street is similar to traveling to 
the rank on Murray Place.  If travelling from the south, a rank on Baker 
Street would require less of a detour than travelling to the Murray Place 
rank. 

There are existing loading spaces and short term parking spaces outside 
the Crossed Peels and Brewdog pubs.  If these spaces were designated for 
use as a part time taxi rank at night, this would not interfere with the 
daytime use of these spaces.  A rank on this location would be visible 
from further along Baker Street and from along Friars Street.   

Sainsbury’s / North Stirling 
Some supermarkets have taxi ranks which are well served by taxis.  
However, most supermarkets are reluctant to devote car park space to a 
marked taxi rank.  Pre-booked hires from supermarkets are fairly 
commonplace.  There is some doubt that there would be sufficient 
demand to sustain a well attended taxi rank in the supermarket car park. 

Potential implementation of a rank elsewhere in North Stirling would need 
to be located close to generators of demand.  In comparison with the 
existing central ranks, no locations in North Stirling are likely to generate 
similar levels of demand.  Consequently a rank in this location would be 
unlikely to attract taxis regularly waiting on the rank.  

St Ninians 
Taxi ranks tend to work best in central urban areas, close to dense 
retailing and hospitality land uses.  These generate the levels of demand 
which sustain demand to attract drivers to wait on taxi ranks.  Historically, 
suburban taxi ranks have been successful in some areas.  However, with 
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increasing use of mobile phones to book licensed vehicles for immediate 
hire, the need for suburban taxi ranks has declined.   

A rank is St Ninians would be unlikely to attract sufficient demand to 
encourage drivers to wait on the rank on a regular basis. 

Riverside area 
The Riverside area primarily contains a mixture of business and residential 
land uses.  Whilst these are likely to generate demand for taxis, the level 
of demand is unlikely to be high enough to sustain a well used taxi rank. 

Callander 
Callander contains a mix of residential, business, retail and hospitality 
premises.  The town is a busy tourist centre and destination in its own 
right.  As such, there is likely to be demand for licensed vehicles 
generated by these land uses.  Currently there is no taxi rank and 
virtually all licensed vehicle trips by both private hire car and taxi are pre-
booked hires.  Advanced booking for travel, rather than booking for 
immediate hire, is commonplace.  The level of demand for taxis, together 
with the number of taxis operating in this area, are unlikely to lead to a 
level of use of a taxi rank which would encourage regular use.  However, 
if taxis regularly wait in a particular location, between hires, this could 
establish a potential need, if those waiting taxis regularly undertake hires 
from members of the public who directly approach a waiting taxi.   

Dunblanne / Bridge of Allan  
Dunblane and Bridge of Allan contain a mix of residential, business, retail 
and hospitality premises.  As such, there is likely to be demand for 
licensed vehicles generated by these land uses.  Currently there are no 
taxi ranks and virtually all licensed vehicle trips by both private hire car 
and taxi are pre-booked hires.  Advanced booking for travel, rather than 
booking for immediate hire, is commonplace.  The level of demand for 
taxis, together with the number of taxis operating in these areas, are 
unlikely to lead to a level of use of a taxi rank which would encourage 
regular use.  However, if taxis regularly wait in a particular location, 
between hires, this could establish a potential need, if those waiting taxis 
regularly undertake hires from members of the public who directly 
approach a waiting taxi.  There are currently no formal taxi ranks at the 
railway stations in these areas.  In the past there were two marked taxi 
spaces at Dunblane railway station.  However, station redevelopment led 
to the removal of these spaces and a single marked space remains, near 
the station entrance on Station Road.  It is understood that this space is 
not commonly used by taxi to wait for passengers.  

Fallin & Throsk area 
Whilst there is likely to be demand in these areas, the level of demand is 
unlikely to be sufficient to maintain an active taxi rank with taxis regularly 
attending the rank. 
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11 Recommendations 
It is unlikely that taxi ranks outside the centre of Stirling City would be 
viable.  However, a new rank to the south of the existing ranks in Stirling 
City would be likely to be viable.  A rank to the south would serve existing 
demand from the night time economy.  Therefore a night time rank would 
be worth further consideration.   

A new rank on Dumbarton Road, near the junction with Upper Craigs 
would be the preferred choice of location.  This rank location is close to 
night time economy venues and easily accessible by taxis.  The rank could 
be reached quickly by passing taxis and would offer fare savings to 
passengers and quick return to the rank by taxis, offering the opportunity 
for higher turnover of trips undertaken at busy times.  A rank in this 
location is likely to offer some reduction in the level of unmet demand 
observed, as taxis would be able to undertake more trips, with less time 
taken to return to the rank.  

In order to implement a rank in this location, some of the existing 
disabled parking spaces currently marked, would need to be redefined as 
disabled parking during daytime hours and taxi rank use at night.  
Demand for a taxi rank would be likely after 6.00 pm.  It would be 
prudent to undertake a survey of current use of these spaces and other 
nearby spaces, to determine the level of use by disabled badge holders at 
night.  This would enable an assessment of the impact on disabled space 
users to be undertaken. 

If a rank on Dumbarton Road is not feasible, then the second choice would 
be a rank on Corn Exchange Road.  A disabled parking bay for 3 vehicles 
outside the library or a permit holders parking spaces and disabled bay for 
4 vehicles outside Codebase would need to be re-deployed for use as a 
night time taxi rank.  Once again, a survey of use of these spaces would 
be prudent, in order to assess the likely impact on current users. 

The third choice would be for a new rank on Baker Street, using the 
parking and loading bays outside The Crossed Peel and Brewdog pubs.  
This option potentially offers the largest space for use as a taxi rank and 
the lowest impact on other users of the parking and loading bays.  
Loading and short term parking restrictions operate during daytimes.  The 
short term parking restrictions operate until 5.30 pm and the loading 
restrictions operate until 6.00 pm.  After these times, the bays may be 
used freely for parking, until 8.45 am for the parking spaces and 9.00 am 
for the loading space.  If a night time rank is implemented in this space, it 
is prudent to use all of the loading and short term parking space, to deter 
other vehicles from parking on part of this area.  On the downhill end of 
these spaces is a single disabled parking space.  This space need not be 
changed.   
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The spaces are currently well used by parked vehicles at night.  Drivers 
are used to being able to park there.  Therefore, some enforcement is 
likely to be necessary during the initial weeks of operation of a new taxi 
rank, in order to keep the rank clear for use.  Our experience is that 
vehicles will use night time only rank space for parking, if these spaces 
are used as normal parking spaces during the daytime, unless the rank is 
full of taxi vehicles or regularly enforced by parking wardens. 
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12 Summary and study conclusions 

Level of unmet demand 
The Covid-19 pandemic has had an impact on demand for taxis and licensed 
vehicles in general and has influenced the level of provision of licensed 
vehicles.  During the Covid pandemic and the variety of lockdown measures 
which had been imposed since March 2020, the demand for licensed 
vehicles throughout Scotland had been significantly reduced.  With reduced 
levels of income for licensed vehicle drivers and operators during this 
period, many left the trade either temporarily or permanently, and many 
vehicles were operating for fewer hours each week, or indeed taken out of 
service entirely, until demand increased, or until more drivers were 
available to operate the vehicles.  

In most areas, demand for licensed vehicles has started to increase.  In 
some areas, this has led to a reduced number of drivers coping with 
increased demand and becoming increasingly busy, with little or no dwell 
time between rank hires for much of the time.  There have been situations 
observed where these busier drivers have opted to work shorter hours, as 
they can achieve their pre-Covid levels of earnings by working shorter 
hours.  Similarly, where drivers are busy, there have been situations 
observed where drivers have opted to work during daytime shifts and avoid 
working unpopular unsocial hours, as they earn enough during the daytime 
shifts to match or better their pre-Covid levels of income. 

In Stirling there is strong evidence that there is a shortage of drivers.  There 
has been no compelling evidence that Stirling drivers are working shorter 
hours.  Some feedback indicates that the driver shortage is affecting night 
time supply more than day time supply of taxis.    

Some currently licensed taxi and private hire drivers are not actively 
working as licensed vehicle drivers and are undertaking other types of work.  
Feedback from the trade includes complaints that increasing operating costs 
associated with vehicles and with fuel, have reduced driver earnings.  This 
is said to be dissuading currently licensed drivers, who are not actively 
working as taxi or private hire drivers, from returning to the trade.  It is 
said that they are earning more in other activities and enjoy better hours.  

The majority of taxi hires were obtained through pre-booking of hires.  This 
type of operation can influence the supply of taxis at ranks during periods 
of high demand.  There may be pressure on taxis to fulfil pre-booked hires 
in preference to rank based hires.  The driver shortage also affects the 
operation of private hire cars.  Reduced availability of private hire cars may 
have increased pressure on taxis to undertake pre-booked hires. 

On Friday and Saturday nights, passengers often pre-book licensed vehicles 
in advance of the times that they need to travel.  Consequently, for some 
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operators, virtually all capacity on Saturday nights is pre-booked by the 
afternoon.   

There is evidence of significant unmet demand for taxis at ranks and by 
hailing.  Whilst observed passenger queueing was highest on Saturday 
night, some passenger waiting was observed at other times. 

Options for addressing unmet demand 
The level of provision of taxis at ranks was not sufficient to meet enough of 
the patent demand for taxis at ranks, to keep the proportion of passengers 
who had to wait at the ranks, below a level which was significant.  In order 
to encourage the trade to increase provision at the ranks, and service 
existing and foreseeable future levels of demand, a range of options are 
available.  Each of these options, have potential benefits and disbenefits 
associated with them, with respect to public benefit. 

Increase the numerical limit on taxi licences 
Traditionally, increasing the number of vehicle licences was the primary 
choice for addressing unmet demand for taxis at ranks.  However, with 
increasing use of mobile booking apps and progressively more sophisticated 
operator booking systems, increasing the number of licences alone, may 
not have the desired outcome.  Indeed, in some circumstances, an increase 
in licences may be counter productive, driving more members of the trade 
to seek pre-booked hires through booking circuits and reducing flexibility to 
focus on rank based hires. 

Increasing the number of licences is a measure which is best applied to a 
stable situation, where levels of demand and supply are unlikely to change 
significantly over the short term.  Lack of drivers is the dominant issue 
which restricts the capacity available to meet rank based demand.  This 
relates to lack of drivers for both private hire and taxi vehicles. If more 
private hire drivers were to return to the trade or were to join the trade as 
new drivers, then increased private hire provision would be likely to displace 
taxi capacity towards the ranks. 

In the absence of any other changes, there is no indication that the number 
of licensed drivers is likely to change in the foreseeable future. 

If the number of taxi licences were increased, some of the new licences may 
be taken up by existing drivers who currently work for other vehicle owners 
and rent a vehicle.  As such, the theoretical capacity of the taxi fleet may 
not increase significantly.  However, existing drivers who become owner-
drivers, may be more inclined to deploy their vehicles at night to meet peak 
demand and may be more inclined to target rank based demand over pre-
booked demand.  Consequently, a relatively small increase in the number 
of taxi licences could significantly increase capacity at peak times at ranks. 
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Remove the zone restriction on rural taxis 
There appears to be little benefit to licensed vehicle users, outside Stirling 
City, through maintaining a cap on the number of rural taxis, or indeed from 
restricting rural taxis from operating in Stirling City.  Some of the existing 
rural taxis obtain walk up hires from the public.  However, the majority of 
hires are obtained by pre-booking.  If the zone restriction were to be 
removed, some rural taxis would operate from ranks in Stirling for some of 
the time.  However, it is likely that the established client base for some of 
these vehicles will keep them operating in their existing areas of operation 
for the bulk of the time.  Removing the zone restrictions would be likely to 
help meet some of the peak demand at taxi ranks in Stirling City, without 
disadvantaging rural taxi users. 

More licences coupled with changed vehicle type conditions 
An option that may be considered is to introduce new vehicle conditions in 
conjunction with new licences.  Some licensing areas with numerical limits 
on taxi licences have increased the limit by stating that any new licences 
must conform to different vehicle conditions.  Most commonly, this relates 
to new licences would need to be approved wheelchair accessible vehicles.    

Revised policies typically may indicate that a new higher numerical limit 
applies with all of the additional licences conforming to the new vehicle 
requirements.  Alternatively, the limit may be lifted all together with the 
condition that any new licences, over and above all those already issued, 
must conform to the new vehicle requirements.   

A further variant is to apply a new vehicle type policy across the whole taxi 
fleet.  With such an variant, all taxis would be approved wheelchair 
accessible vehicles, without a numerical limit.  In such cases, the existing 
fleet would be allowed several years to continue with existing vehicles and 
any replacement vehicles on existing licences would need to comply with 
the new vehicle type policy. 

Whilst there is undoubtedly some demand for more wheelchair accessible 
vehicles in the taxi fleet, these vehicles do not suit all users.  Whilst in 
theory, a mixed fleet of saloon, larger MPV or minibus style and wheelchair 
accessible vehicles would suit the range of needs of passengers for a variety 
of trip purposes and requirements, it is not always feasible in practice, to 
ensure availability of appropriate vehicles to meet the passengers’ 
requirements.  A fully wheelchair accessible taxi fleet is often viewed as the 
least worst solution for satisfying the needs of the widest range of users.  
Whilst many passengers prefer a saloon car versus a wheelchair accessible 
vehicle, few cannot use the wheelchair accessible vehicle at all.  Whereas, 
for wheelchair users, some cannot use a saloon car and can only travel in a 
wheelchair accessible vehicle. 

A fully wheelchair accessible vehicle fleet would raise the average vehicle 
cost as the larger wheelchair accessible vehicle types tend to be more 
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expensive than saloon car based taxis.  Additional operating costs may 
deter new owners from taking up additional plates. 

A mixed fleet of newer plate numbers associated with wheelchair accessible 
vehicles and older plate numbers having ‘grandfather rights’ to retain 
saloon type vehicles can often introduce differential plate values associated 
with the different types of vehicles.  Plates for cheaper to buy and operate 
saloon vehicles can attract higher values than those for the more expensive 
to buy and operate wheelchair accessible vehicles.  Even in a mixed fleet, 
where the number of wheelchair accessible taxis is unlimited, any plates 
with grandfather rights to operate saloon cars can attract a premium value, 
compared with unlimited WAV plates which have no value. 

Do nothing 
Leaving the trade to sort out the issues related to under supply of taxis to 
the ranks at peak times may be an option that is considered.  It may be 
that, over time, levels of supply will increase to meet demand, or that levels 
of demand will drop to a level which the existing fleet can cope with.  There 
is no forecast available regarding any likely timeframe for supply to grow 
to meet demand.  If demand were to drop, this would be likely to reflect 
reduced economic activity in local retailing, local businesses and in the 
hospitality sector.  

The do nothing option would be extremely difficult to defend, given the 
evidence that there is significant unmet demand for taxis and that there is 
a shortage of provision of wheelchair accessible vehicles.   

 

Consideration of other matters raised 
There is evidence from the public consultation and trade consultation that 
there is a shortage of wheelchair accessible vehicles available.  Many of the 
existing wheelchair accessible vehicles in the taxi and private hire fleets are 
larger vehicles which are more expensive to run.  For operators with 
multiple vehicles which include a mix of large wheelchair accessible vehicles 
and smaller vehicles, the larger more expensive to run vehicles, tend to be 
left unused when there are not sufficient drivers available to operate all the 
vehicles. 

Some operators who have had wheelchair accessible vehicles in the past, 
had used them to undertake specific contracts for which such a vehicle was 
necessary.  However, in some instances the need for a wheelchair 
accessible vehicle has been removed as contract needs changed over time, 
so the wheelchair accessible vehicle has been changed for one which is 
cheaper to operate. 

The cost of running larger vehicles has been raised by the trade.  One 
suggestion made was that an additional charge could be levied for carrying 
more than 4 passengers.  Currently, in the existing fares table, additional 
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passengers, over and above one, incur a fixed 20 pence additional fare.  
This is not distance based.  The suggestion made was that an additional 
distance based fare for more than 4 passengers would encourage drivers to 
operate larger vehicles and potentially encourage operation of wheelchair 
accessible vehicles.  The fixed 20 pence per person is thought to contribute 
little to the additional costs of operating larger vehicles over short distances 
and does not cover the cost of longer distance fares.  The additional fuel 
cost of operating their wheelchair accessible vehicles was estimated by one 
operator at 5 pence per mile.  This does not include the additional capital 
depreciation costs of owning and running a more expensive vehicle.   

A fares review with increase in fares overall may help to encourage more 
drivers either to return to the licensed vehicle trades or to join as new 
drivers.  There is likely to be some demand sensitivity to a fares increase.  
However, not all sectors of demand for taxis have the same level of 
sensitivity to fares cost.  Patrons of the night time economy tend to be less 
sensitive to fares than some other users.  Indeed, some comments from 
operators indicate that some people trying to book a licensed vehicle, when 
there is low availability, have offered to pay double the fare.  In some 
respects, comments such as this reflect desperation, more than price 
insensitivity.  However, it does indicate some users may be less sensitive 
to price increases.  An example commonly cited is the surge pricing 
operated by Uber, during periods of higher demand.  This pricing tends to 
flatten peaks in demand and also demonstrates the some passengers are 
more willing to pay a premium for improved availability. 

Private hire overprovision 
There is no overprovision of private hire cars and no requirement to 
implement a cap on the number of private hire cars. 

New rank provision 
A new rank to the south of the existing ranks in Stirling would provide some 
benefits to the travelling public. 

A rank on Dumbarton Road, near Port Street would provide better travel 
connections to destinations south of Stirling City and would be quicker to 
taxis travelling form the south to join the rank. 

  

220



 

 

 

95 Stirling Taxi Unmet Demand Survey & Private Hire Overprovision Assessment 

13 Recommendations 
On the basis of the evidence gathered, our key conclusion is that there was 
evidence that there was unmet demand for the services of Taxis, which was 
above the level which is significant.  It is prudent to consider measures to 
be implemented.   

Further aspects to consider are:  

 There is a shortage of availability of wheelchair accessible licensed 
vehicles at times. 

 Despite drivers being busy, there is no evidence that working hours 
have reduced reflecting increased income.  This corroborates 
feedback from the trade that income levels are low, owing to 
increased costs.   

It would be prudent to undertake a fares review with a view to reflecting 
current costs incurred by the trade and considering a potential mechanism 
to charge an increased distance based charge for carrying more than 4 
passengers to reflect the cost of operating larger vehicles. 

It is recommended that the zone system which restricts rural taxis to 
operating outside Stirling City is discontinued.   

There is no overprovision of private hire cars and no benefit to implementing 
a cap on the number of private hire car licenses. 

The cap on taxi licences should be increased, with a vehicle condition 
attached to any additional licences that these should be wheelchair 
accessible vehicles.     

Based on current operational patterns, an increase of around 8% of the 
current number of taxis operating in Stirling City would be required.  This 
would be 6 additional taxis.  This number would not fully remove passenger 
waiting at peak times on Saturday nights, but would reduce passenger 
waiting overall to a level which is below that considered significant. 
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Stirling Taxi Unmet Demand Survey 2022: Consultation Responses 

 

Recommendation 1: Remove the taxi zone restriction 

"Is there a suggestion that restricted plates are no longer required for these area, from our own 

experience these areas for example Dunblane has a number of lively night life areas at the weekend 

used by locals and holiday makers. The LVSA report suggests that some of these restricted plates 

could if they wish to operate in stirling city centre at peak times, however that will leave some of 

these areas lacking in taxis. Perhaps a small % on a rota basis could do this but it would be unfair to 

allow larger companies who already run fleets to do this with their restricted vehicles, there are two 

companies who have restricted plates, they should be excluded from this option. This would have to 

be policed somehow which is already difficult as we have two restricted plates who never operate in 

their restricted areas but constantly use these vehicles in the city centre to take phone work on even 

though they gave a large fleet." 

"Has this not already been done by Stirling council as restricted plates have been operating in the 

town for years. The lifting of the taxi zone restriction will on add to the lack of taxis available in rural 

areas. Something that is mentioned in the survey. If rural plates begin to service the rank in Stirling 

then the increase in 6 additional licences would not be required." 

"Do not agree to remove taxi zone restriction." 

"As we are a distance away from stirling we wouldnt make a great deal of difference but us being 

able to pick hires up within the restricted zone for our R plates after we have dropped a hire off in 

stirling  may make a slight difference." 

"If the restrictions were to be removed for rural generals to be able to access the rank at peaks times, 

will taxi companies be able to source a rural plate since they can’t get a normal general plate." 

"I think it would be a good idea to remove the taxi zone restrictions." 

"Lifting the zones of restricted plates is just going to leave rural areas with transport issues. There`s 

limited buses operating in those areas and that`s why the restricted plates were allocated in the first 

place." 

"Whilst there may be an unmet demand for taxis this is only at certain times of day ie late night Fri 

and Sat on a normal week, and as the driver of a wheelchair access vehicle who has had 

approximately 3 or 4 wheelchair hires since the start of the year, it may have been better to lift the 

restrictions for certain times rather than permanently." 

"taxi zone restriction should not be removed as it will allow all the rural plates to be in stirling all the 

time which will affect the rural public instead of removing restriction additional plates should be 

granted to cover the unmet demand survey." 

"Taking the restriction of rural plates will only cause a further problem in availability of taxis in rural 

areas. Which will make matters worse." 

"Taxi zones restrictions should not be removed instead council should grant more plates to cover 

unmet demamd especially to the operators who are working 24 hours in Stirling." 

"I wish the council would lift the restrictions on rural licenses as many the rural taxis have no work 

late at night when there's a demand in Stirling City Centre." 

223



    Appendix 2 

2 
 

"I agree with the removal of restrictions" 

"After the unmet demand for taxis I feel having 2 rural taxis its crazy we can have no work late at 

night in Dunblane or can be dropping off in Stirling and have no other work booked in Dunblane and 

so many people waiting at the taxi rank in Stirling but we've to head back to Dunblane even finishing 

for the night and going home." 

"This should not be removed as all 12 cars with rural plates will flock into Stirling town centre leaving 

no taxis behind for rural public, instead of removing the zone restriction 12 additional plates should 

be granted to cover the unmet demand in Stirling City and also this will dicourage the illegal buying 

and sellling of Taxi plates." 

 

Recommendation 2: Retain a cap on taxi licences and increase the level of the cap by six additional 

licenses 

"In the unmet demand report by LVSA for Aberdeen City council in 2018 they highlighted Stirling 

population was 93,750 in the current report for our unmet demand they indicate 94,080 and increase 

of population of 330. So what has made stirling have an significant increase in unmet demand.  

Throughout their report they highlight the lack of drivers and through consultation with operators 

highlight in their report that operators are not working as many vehicles. We also know on a 

personal level that a lot of drivers lost was from nightshift and weekend. Although LVSA carried out a 

CCTV Survey from Thursday to Sunday there is no mention of which plate numbers they observed 

working the rank, this would have demonstrated the number of plates from different operators who 

were not working the throughout evenings . It is worth noting that Stirling has also lost one of its 

night clubs, unless the Fubar has increased it building size, which is unlikely given is location there is a 

reduction in number of  people at nightclubs which closes lasts in our city centre. We also have to 

highlight the delay in our unmet demand survey being completed, which we are told is due to Covid, 

therefore it is reasonable for you to look at this report with caution as we have as an industry 

suffered losses of drivers." 

"The survey found that there was a lack of drivers for plates already issued. I don’t see how 

increasing the number rectifies this. Also, there is no guarantee that any additional plates that are 

issued would be to people that would work the hours that the survey states there is demand for 

plates. i.e., night clubs and pubs closing times, the peak times. If zone restriction is lifted then there is 

a possibility of additional cars to service the rank. The survey stated that the wait for taxis from the 

rank was on average 7m 13s. Considering the amount of road works in and around Stirling during 

this time I wouldn’t consider that a long wait, especially as I would expect that time to be at peak 

times. There are areas in Stirling that only have a bus every hour and calls for more buses, yet no 

more buses are supplied." 

"Sufficient amount of taxis but shortage of drivers taxis lying unused." 

"Will the general plates be looked at in the near future, as ourselves we just starting out and can’t 

source a general plate. Which has a big impact on our business, especially at peak times as that is 

when the rank is at it’s busiest and our phones go quieter, leaving our PH drivers sitting about doing 

nothing." 

"I agree to the cap on taxi licences. However the increase of six additional licences ‐ personally won't 

make a difference. If we can't get drivers for the cars that are licensed at present, what makes you 

think we will get 6 or even 12 additional drivers if these cars are double shifted." 
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"I don`t feel there is a significant unmet demand for taxis in Stirling. The unmet demand survey was 

carried out leading up to Christmas, the busiest time of the year. There are numerous companies so 

short of drivers that they`ve got cars sitting in their yard not operating as they don`t have drivers to 

drive them but that wasn`t taken into consideration when carrying out the survey so therefore I don`t 

feel the results of the survey are very accurate."   

"There is no need for 6 more taxi‐plates, was the additional plates that have been recently granted to 

the Restricted licenced taxis been taken into account?" 

"12 additional plates should be granted to assist the demand survey in stirling and it should be 

divided amongst the taxi firms in stirling which operate 24/7 so they can provide the services to the 

public." 

"As to extra plates being issued we have already have 4 been issued recently and issuing more plates 

is not the solution which most operators would all agree." 

"I think they are enough the cap on taxis should stay the same and no more taxis." 

"To retain a cap, again additional plates should be issued to the operators who are working round 

the clock and not to the individuals who were just being on road at their own availability (mostly 

when busy)." 

"During times of low unemployment (such as now) service industry jobs are very difficult to fill. A taxi 

driver in Stirling has to average between 50 ‐ 60 hours a week to make a living wage. If you divide 

their income by the hours they work they are all earning less than minimum wage. Therefore you can 

add as many general hire plates as you wish but if you don’t have drivers you won’t be able to 

operate them." 

"I disagree with the need for more taxis in Stirling when they have to keep circling the town to find a 

space." 

"12 additional plates should be granted to cover the unmet demand in Stirling, ideally plates should 

be granted to booking office licence holder taxi firms which are open 24/7 so that can keep the cars 

24 hours on the road and available for hire." 

 

Recommendation 3: Implement a vehicle type condition and that the additional taxi vehicle 

licences may only be granted to suitable wheelchair accessible vehicles 

"I believe this is a strong case do so, but this has always been an option for the council.  Given the 

cost of these vehicles and under the amendments if the Taxis and Private Hire Vehicles (Disabled 

Persons) Act 2022 (“the 2022 Act”) to the Equality Act 2010 suitable vehicles are expensive and more 

training and checks are required in this area, an expertise round this should independent be sought 

from those in the disability field with direct communication and consultation via operators. It is also 

worth looking at when these types of vehicles are required, there does not appear to be evidence 

when there is a demand for such vehicles and how thus is measured with those accessibility vehicles 

are being used by taxi operators for school runs. Our industry should not be penalised because when 

accessible taxis/private hire are being utilized by the Education system leaving other without thus 

ability to book during school run periods." 

"This should also be looked at for the issuing of private hire plates also. Also can it not be looked into 

that companies have to have a percentage of accessible vehicles in their fleet or to at least have 1 
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accessible vehicle per company. There are companies operating with no accessible vehicles at all in 

their fleet. Shops, trains buses etc have to be accessible so all companies should have at least 1 

accessible vehicle in their fleet." 

"Wheelchair accessible vehicles to expensive and difficulty obtaining white and silver." 

"In agreement with the 6 new plates and them having to be wheelchair accessible but it might help if 

the age limit of 5 years is relaxed to allow operators to purchase a slightly older vehicle as the cost of 

second hand cars has risen significantly in recent years." 

"The findings are pointing in the direction of more WAV taxis. However, with the costs of these 

vehicles being easily £20k upwards for anything that is 5 years old or younger. Could the age of the 

vehicle be re‐evaluated. With the cost of running a vehicle on the road, paying £500 to £600 per 

month just for the finance is making it harder for businesses to be able to afford the vehicle, the fuel, 

the insurance and the daily running of these vehicles. As they are not very fuel efficient vehicles. WAV 

are mostly booked in advance, as we do on average 6 a day ourselves, we use the adapted minibus 

for these as some of the wheelchairs have a higher back on them to support their necks. WAV such as 

a caddy can’t always take these types of wheelchairs. Which then makes it more expensive for the 

businesses to then have to purchase a WAV minibus in the region of £35k." 

"if you stipulate wheelchair vehicles only ‐ would the council not be discriminating against these new 

plate holders by forcing this on them. I know of at least 4 wheelchair accessible plates that don't get 

used now as the operators can't get drivers with some returned to the council." 

"We do a lot of work with key housing for people that struggle to get into normal cars and would 

love the opportunity to be able to help them and help us on providing a good service." 

"As for there being a shortage of wheelchair accessible vehicles the majority of wheelchair users 

transfer out there wheelchairs and there wheelchair is accommodated within the boot of the vehicle.  

Also with the cost of living crisis there`s not many operators in a financial situation to afford 

wheelchair accessible vehicles as these are considerably more expensive than saloon cars." 

"There should be 12 open additional plates and 6 plates with vehicle type condition and it should be 

given to 24/7 taxi firms with the condition that if they are taking open plates they will have to take 

the plates with vehicle type condition." 

"As a matter of fact wheelchair customers are mostly prebooked and go to ranks quite often but still 

if the council wants to implement wheelchair access cars than again this should be prioritised to the 

operators who are open to give there services as and when needed." 

"The survey seems to suggest there are not enough of these vehicles on the road in Stirling. I have 

ran 3 wheelchair accessible vehicles in Stirling starting over 30 years ago. Wheelchair hires fail to 

make 1% of my business. And again there are very few safe places to load a wheelchair in Stirling 

town centre. The main rank in Murray Place you have to load from the traffic side. It was also the 

same when we had access to the railway station. In short I don’t believe the answer to the problem is 

simply adding more vehicles." 

"Wheelchair accessible I approve" 

"Most of inquiries for wheelchair accessible vehicle are not from rank area. Ideally council should 

grant 12 additional plates and any taxi firm wanting new plates should take at least one wheel chair 

accessible with every 2 open plates. Which means 12 additional open plates and plus another 6 with 

vehicle type condition, that will address the shortage for wheelchair accessible vehicles." 
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Recommendation 4: Agree that officers consult with relevant stakeholders in respect of 

implementing a new taxi rank either to the south of Stirling City centre on Dumbarton Road, near 

Port Street or to one of the alternative locations outlined in the Survey 

"I disagree with this, this never worked before and mist people now phone for taxis or private hires 

rather than go to a taxi rank, apart from Saturday night peak times.   The industry is changing and 

for those with a taxi telephone line or apps they are kept working away from the rank, you see a 

peak when other taxis and private hires are doing their school runs. Again it’s worth looking into the 

School runs and how better to run these which do not impact on general public being left waiting 

longer." 

"This has already been tried by Stirling council and failed and the taxi rank was removed. The lack of 

a rank at the station has had the biggest impact on the industry. Until all the works around the 

station are complete a true picture isn’t available. Also, the parking of cars and vans in the ranks is a 

problem. The survey also mentions unofficial ranks. There is a problem of illegal plying for hires that 

Stirling council has to address." 

"This has been tried before and failed, to far from bus and railway station."   

"I think a good place for a taxi rank would be outside boots on Murray place, however it would have 

to be advertised or marketed so the public know its there. Previously when we had a rank in 

Dumbarton Road no one knew it existed and the drivers gave up on it." 

"As for allocating a taxi rank in dumbarton road, I don`t think this is the way forward as most of the 

trade is required at the opposite end of the town.  It didn`t work when a taxi rank was put in place in 

dumbarton road several years ago and I don`t think it will work now." 

"I don't feel there is a need for an extra rank in Dumbarton Road/Port Street as there is a lack of 

footfall in that part of town." 

"A new rank in Dunbarton Rd, has been tried many years ago and failed, i remember it was latterly 

being used for Private Hire taxis to park there." 

"The building of another rank was tried(unsuccessfully) in that end of town and I dont see that 

changing,  unless the aim is to get the taxis further and further away from the train station as seems 

to be the case presently." 

"new rank will be required if new plated are added in the area.A rank on Dumbarton road near port 

street is recommended as there are alot of business and student accommodation in the area and this 

will help the public to not to walk all the way to murray place and it will accommodate the number of 

taxis as well." 

"the taxi rank at the bottom of port street was there before it didn't work then and it won't work this 

time" 

"Additional taxi rank on Dumbarton road is a need of time not only because it creates the ease to 

customers but also it will give more oppurtunity to local businesses to extend to the other side of 

town." 

"The survey seems to suggest there are not enough taxis in Stirling. There are over 70 with less than 

20 rank spaces. The survey gave a few suggestions for new spaces such as Port Street and 

Dumbarton Road. This was tried before and failed. Mainly because the site wasn’t properly 
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advertised and we couldn’t stop members of the public parking in it. However I don’t think that lack 

of rank space is the issue." 

"New ranks being implemented." 

"Dumbarton road taxi rank has been tried before and it failed. The only decent rank was the railway 

station but that is gone but this is the councils decision." 

"A new rank is a must as if additional plates are granted there will be a spaces for these cars and also 

people needing taxi from Dumarton Rd side would not need to walk all the way to murray place." 

 

Recommendation 5: To undertake a fares review to reflect increased costs and to consider an 

additional fare tariff for groups of five or more passengers, to relate to the additional cost of 

operating larger taxis.  

"I agree with the large cars option but I support a slight increase through the week 20p increase but 

would like to see tariff 2 in operation from Thursday through to Sunday the full day." 

"This is something that Stirling council should be doing on a regular basis and is long overdue. Also 

other councils were able to hold emergency meetings and increase fares in areas yet Stirling council 

once again has let down the taxi industry. Including a councillor stating that it is unfair to pass 

increased costs onto passenger’s in the current cost of living crises yet all my bills have increased 

including my council tax. Surely it is unfair to pass the councils increased costs on me?" 

"Sometimes large vehicles can be sent for small number of passengers depending on availability so 

No."         

"We would like to see a fares review as the cost of fuel has also risen in the last few years."                    

 "When will the Fair Review be made public, as it has now been over 3 years us drivers have been 

waiting for this, everything has went up so much in the last 3 years, let alone the last 17 years since 

the last fair review. Prices of cars alone have went up over 400%, badges and plates continue to go 

up every year. A fair review would be better done every 3 years at least. As drivers are looking to 

leave the Stirling area due to the low income made on the average hire." 

"It would be okay to impose an additional tariff,  however I think it would be open to abuse by some 

drivers operating it when they shouldn't be, in other words over charging the unsuspecting public." 

"Also I agree that there needs to be a rise in Tariffs to meet rise in operating costs and cost of living." 

"The fares increase needs to happen as soon as possible, as has been stated all costs have risen 

significantly and income hasn't due to several circumstances not least the mess in the city centre that 

is the predestrianed area at the train station." 

"Tariff need to go up as everything  related to this business has gone up i.e rule,insurance,cost of 

car,cost of maintenance and licensing fee.this all had a negative impact on the drivers income and 

people have started to work in other cities.there should be higher tariff for 6 and 8 seaters as they 

are expensive to buy,maintain and insure as compared to a wee car. there should be Tarrif 3 for 

festive period as there is no difference in the income as compared to the rest of the year." 

"I find that the fares increase proposals are taking an eternity to be resolved. There has to be a better 

system for review." 
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"for the fare increase I am looking forward to hear what happens there" 

"Fare Tariff for people carrier vehicles should be increases ASAP because there is no extra incentive to 

drive large cars even though it consumes more fuel, cost high maintenance and relatively high priced 

in comparison to smaller cars. Moreover, being known that Glasgow, Edinburgh and even 

Clackmannanshire had increased their tarif just to make easier for the taxi driver to survive in this 

hard times." 

"Definitely fare increase" 

"the drivers are finding it harder and harder to earn a decent living wage." 

 

Other comments: 

"The apparent demand for taxis in Stirling isn’t due to a lack of licenses but is due to a lack of drivers. 

This is supported by the survey’s finding. Issuing more plates just increases the amount of vehicles 

doing nothing if there is already a shortage of drivers. 

Only 40% of hires conducted where from a taxi rank, survey’s findings. 

People normally using a taxi, 27% of the time from a rank, 55% of the time pre booked, survey’s 

findings. 

These are figures that point to an issue regarding availability with private hire and not hackney. An 

increase in hackney license would have little impact on wait times as the survey indicates that it is 

pre booking hires that there is an issue. The addition of more hackney licenses may decrease the wait 

time at a rank slightly but may also increase the wait for pre bookings. 

An area that isn’t covered in the survey regarding people unable to book a taxi, or having to wait a 

period of time for one is, how many companies actually advertise and how many numbers do people 

actually know. There are 192 licensed vehicles in Stirling. If there was only 20 companies operating in 

Stirling, that would on average 10 cars per company. I would estimate that on average people can 

only recall up to 10 companies. Then there is an issue with people booking multiple cars and the first 

car that gets there gets the hire and bookings aren’t cancelled. People are calling from the taxi rank 

then jump into a car that shows up and again don’t cancel. These are things that companies have to 

take into account when taking bookings that are not covered by the survey. 

If there is an increase in hackney licenses to companies how many will actually be additional vehicles 

put out and not just private hire license swapped to a hackney license. Resulting in no increase in 

actual vehicles. 

Due to no cap on the issuing of private hire license there isn’t restriction for companies to grow and 

expand. As if they have demand for more cars that is a private hire issue." 

"The executive summary says there are 70 General Vehicle Licences and 12 Rural Licences. The Open 

Data set lists 66 Taxi Operator Licences, including Rural plates; the highest Licence number is TV83 

one of Stirling Taxis’ plates issued recently. 

Please could the Report specify how many Taxi Operator licenses they are recommending and how 

many were operating at the time of the survey in November 2022? 
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It was my experience that the number of vehicles working was dependent upon the number of drivers 

who were available. Many drivers have left the trade because the earnings were inadequate, 

particularly as a result of Covid and the various impacts the pandemic had. Cost of living increase at 

10% approximately without an increase in Tariff for several years has driven drivers away. There is no 

point in increasing the number of vehicle licenses if there are not enough drivers to drive them at 

peak times. Many licenses will only operate at set times, for example school times or day time. Peak 

times could be better covered by encouraging drivers to come out then  by ensuring they earn proper 

recompense." 

"Also, just to mention that the prices of vehicles have near enough went up 40% in the last 2 to 3 

years, would it be possible for the years of the cars to be looked at. Cars are ranging from £15k to 

£20k for a diesel but with the economy the way it is, hybrid or electric are needed more due to ULEV 

areas etc, these cars are ranging from £20k to £30k, if purchased at the age of 5 years old or under." 

"l am a taxi driver working for 1 of stirling's taxi firm,l am very pleased to hear news about unmet 

demand for taxis licences and other facilities about operating taxis ranks and zones, now i am very 

pleased stirling Council looking into this matter we definitely needing more taxi licences operating in 

and from city centre area and the most and important bit is about ranks,very good news about 

suggestions for rank on Dumbarton Road,very good opportunity for more taxis jobs in this difficult 

times and cost of living for working people, good to know about considering fare reviews to reflect 

the costs,much appreciated." 

"I feel with being on the waiting list for 20 odd years I should maybe be considered." 

"I accept the findings of the survey." 

"I agree with the findings in the report. They are well considered, evidence based and have a 

balanced view from both the trade's side and the public. The conversation I had with the gentleman 

from LVSA took around 40 minutes and it was clear that he had an excellenct knowledge of licensing 

matters, and how Stirling's partially very rural geography affected the taxi trade. I would like to see 

LVSA being used again for unmet demand and fare reviews if possible. Could we please have the fare 

review carried out as quickly as possible as we are in desperate need of an increase to cover the 

increased costs we are sustaining?" 

"It is a Driver shortage that is causing problems, there is no incentive to become a taxi driver when a 

person can earn more money being a Deliveroo driver.   We currently have taxis only working 2 days 

a week, due to driver shortage, therefor granting additional taxi plates is not going to solve any 

problems." 

"The major problem we and all operators have is drivers issue. We have available 3 hackney plates 

on 24 hour basis so in total 42 shifts availability. Since after thing opening up after the pandemic we 

have had cat sitting about on all shifts. We currently are only able to fill 20 shifts out of the 42 this 

vehicles sitting costing and not making their income to even keep them on the road never mind any 

profits or expensive repairs. We did have 4 vehicles but had to reduce to 3 as the cost was 

unbearable. We really need some drive and incentive in recruiting new drivers to the industry with 

the help and support of our local authority to which has been none right throughout the period. We 

as business cannot sustain the cost of keeping 3 vehicles on the road if this continues we will reduce 

our fleet again which means less taxis on the road." 

"I have read through this and I agree with all the points that have been put across" 

"I have read and agree with proposal Re‐: unmet demand survey" 
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"Private hire to be capped" 

"I am not sure but does this mean there may be 6 taxi plates available after the consultation. If so is 

there a waiting list or can anyone apply." 

"Tariff needs to go up and very soon as its not just the cost of fuel but also car prices, ineterest rate 

on financing, maintenace and licencing fee everything have increased and actual money that driver 

takes home is signifcantly decreased due to these costs. There are many drivers those use to work in 

Stirling before but now they work in Falkirk or Edinburgh as Tariff has not been increased in Stirling.  

For bigger cars Tariff should be higher as It costs double the money to buy it and highger costs 

towards fuel, insurance and maintenance. There should also be a Tariff 3 during the festive period as 

many drivers simply do not to work during that time as Tariff2 is normally every day after 11 pm for 

night drivers and there is no incentive for them to come out and work on nights like New years Eve 

and Christmas Day." 
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